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Chatham Housing Production Plan

1. EXECUTIVE SUMMARY

Chatham is among the most desirable places in the country to vacation, retire, to work, and to raise
children. However, based on a continued affordability gap, largely outside of thg Todv O2 y G NB f F
demographic and economic conditions, the community needs to strategically plan for future residential
development. By establishing a proactive housing policy, Chatham can contiprgrtote housing

types thatfit its own needswhile sill complementing thecommunityQ small town,seaside character

Through a range of strategies including zoning changes, partnerships with developers and service
providers, and subsidies, the Town can continue to play a meaningful role in promotingdhopsions
that match people to appropriately priced and sized ugifgroducing housing that reflects the range of
local needs!

This Housing Production Plan updates the one that was prepared in 2013, providing current
demographic and housing characsdits and trends, including housing market information for both
rentals and homeownership. The planning process also enables the community to acknowledge the
progress that has been made during the past few years and determine how best to move forvthed

¢ 26y Qa K2 dauigromating gie&tef Rolising diversity and affordability.

1.1  Summary of Demographic and Housing Characteristics and Trends
The Housing Needs Assessmémtluded in Section 3 of this Housing Production Raovides
informationon demographic and housing characteristics and tresidls the followingkey findings

Demographic and Economic Trends

Very limited yearround population growth

Since 1980, there has been a net increase of only 54 residents with an actual decreasecsides
between 2000 and 2010 to a total population of 6,12%ere has been little population growth since

then with the 2016 census estimates suggesting a total population of 6,142 residents with Town records,
as of March 1, 2018, indicating a ygaund population of 6,171 residents.

Some projected more significant population growth based on a recent report

While other population projections forecast significant population lossbs, recent Regional Housing
Market Analysisestimated population gowth to 6,245 residents by 2020 and 6,415 by 2025,
representing a 4.7% rate of growth between 2010 and 2025.

1 The Metropolitan Area Planning CoundAP G estimates a decline to 5,757 residents by 2020 and to 5,245 by

2030, representing a 14.4% lasfspopulation between 2010 and 2030. The State Data Center at the University of

al 44F OKdASGGAQ 52y KdzS LyatAiddzid LINRP25OGa S@Sy aANBI ¢
2025, and 4,899 by 2030 for a 20% population decrease since 2010.

2 Crane Associates, Irend Economic & Policy Resourg@@egional Housing Market Analysis andy#@r Forecast

of Housing Supply and Demand for Barnstable County, Massach,gettpared for the Cape Cod Commission,

June 302017.
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Declining numbers of younger residents and increases in older ones

Census data indicates that the median age of residents has increased sigigifican 53.9 years in

2000 to 58.9 by 2010, and those 65 years of age or @oerprised37.7%of all residentsn 2010. The

2016 census @ignates indicate there have been some gains in those under age 25, continued declines in
middle-age residentsandcontinued increases in the 65 to 74 age group.

High projected increaseis older residents

While therecentRegional Housing Market Analysis did bhigak downpopulation projections by age

rangefor each communityit did emphasize that populatiancreases will be largely drivebythoseage

65 and older The State Data Center and MAPC population projections largely forecast continuing
decreases in younger resideritem 2010 levelsind increasgin those 65 years and older to at least

50% of allyear2 dzy R NB&aARSydGa o6& wHnono ¢tKS ¢26yQa K2dzA
continuing demographic shifts.

Increases in smaller households

The average household size decreased from 2.10 to 1.95 persons between 1990 ansuL2@#8fing

the need for a grater number of smaller units to accommodate a growing population of sp&yieon
households and smaller familieBhe 2016 census estimates indicate an increase in average household
size to2.16persons however, which is surprising and questionablegill lower relative to the county

and state at 2.25 and 2.54 persons, respectively.

Relatively high income levels but growing income disparities

Incomes have increased substantially, with the medianseholdncome level increasing by 45%

between 199 and 2010, from $45,519 to $65,9%hd remaining relatively flat at $65,750 based on

2016 census estimated his median income level is also relatively high in comparison to Barnstable

County at $55,294 and the state at $63,961. Neverthelesh,thvi median house price at $53100
based on 2016 census estimates

Figure 1-1: Median Household Income and Median House and $592500 in 2017 based on
Value, 1990 - 2016 :
Banker & Tradesman tracking of
3700,000 $612,900 $580,400 actual salesan affordability gap
2600,000 becomes immediately apparent
5500,000 as visually presented in Figure 1
$400,000 1
$273,900 '
$300,000 $212,700
3200,000 565,990 565,750 Also, despite relatively highe
45,519 , : . ; .
$100,000 $31,315 s incomes, there are still residents
50 with very limited financial means
1990 2000 2010 2016

including858 households earning
Median Household Income Median House Value less than $35,0Q$92 of whom
earned less than $25,00fxased
on 2016 census estimates his is up considerably frosd3and 348householdsrespectivéy, in 2010.

There is also a large income disparity between owners and renters as reflected in median income levels
2F bPyHIpyn YR bPHnZHyy>X NBaLSOGAOBSteod 2 KAETS GF
considerably higher than the county level of $3%4, the renter median was well below the countywide

one of $36,077. Of particular note is thahile the median household income for homeowners

increased by 9.5% between 2010 and 2016, it decreasedh @ for renters.
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¢CKS /LIS /2R [ 2NMyusidagarReydadysisvifomdtsthatthese income disparities will
widen further with the median income of homeowner household increasing to $95,775 by 2025 and
those of renters decreasing to $19,598.

It is important to note that these income figuresdB5 o6 a SR 2y -ioén8 popultioy, o & S| N
those who live in town for parts of the year. This group of occasional residents, who occupy more

GKFy KFEEF 2F / KFEGKFYQa K2dzaAy3a dzyAdaz KFE@S aixday)
high costs of seasonal units or second home&.Cape Cod Commission report on a survey conducted of
second homeowners indicates that 81% of Lower Cape owners had incomes of more than $100,000,

44% of more than $200,000.

Recent increases in poverty

The 201&ensudiguresestimateconsiderable increases in poverty, growing from 7% to 12.7% between
2010 and 2016 to include 780 residents and 154 families. This is especially worrisome given that there
are only about a hundred subsidized rentals in the comnyunit

Predominant service economand significant fishing industryvith relatively low average wages

I KIGKFYQa SO2y2Ye A abutRISANDIG¢s atthkiving fSHing indusiry wit? algNA a Y
average weekly wage oB$5> | 0 2 dzii K I f Tageav@ekly veageln2$30R Ahislweelly wage

GNI yatlriSa Ayid2 +y Fyydzadt AyO2YS 2F +o62dzi, bnuIpy
and confirms the need for workforce housing

Housing Trends

Slower recent housing growth

Despite a populatioross of 500 persons between 2000 and 2010, there was a gain of 600 housing units
during this same time period, a clear signal that new housing units were not typically being created for
yearround residents. Since 2010 the towarmitted about half thisamount ofnew dwelling units.

High level of demolition/rebuild activity

However, about twethirds of new residential building permits involved the demolition of a previous
structure and replacement of typically larger ong€sonsequently, the total nuber of housing units
included in the census figures likely overestimates the size of the housing stock as it has not taken
teardown activity into consideration. The total number of units is likely closer to 7,450 units as of early
2018.

More than half of/ K I i K Y Q &ncludes deiasbnaldinits or second homes

Asshownin Figure2,a S| a2yt dzyAida 2NJ 4SO2yR K2 Y S@ndOdzNNB vy i
population. Those who do not permanently reside in Chatham in fact occupy the majority of 68éts, 5
Whiletheseoccasional visitors Iva boosted the local economy, they have also driven up the cost of

housing, creating substantial affordability gaps for many yeand residents, local workers, increasing
numbers of seniors, and those who were raisechlly but cannot afford to return to raise their own

familiesin Chatham

SUMASS Donahugla G A Gdzi S &/ LIS /2R {SO2yR 1 2YS248ySNAY ¢SOKyA
prepared for the Cape Cod Commission, June 2017.
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Change in Population, Total Housing Units and Seasonal or The recent Regional Housing
Second Home Units, 1990 to 2016 Market Analysis forecasts that

I KIGKFYQa aSlazyl

j’gi increase by 7.1% between 2010
6’000 ar_ld_2025 while yearound units
’ will increase by 2.1%.
5,000
4,000 Predominance of owner
3,000 occupied, singldamily
2,000 detached homes,
1,000 /| KFGKIFYQa K2dzaAy3
0 dominated by singldamily
1990 2000 2010 2016 detached residences at 87% of
Population Total Housing Units Seasonal/Second Home Units all units based on 2016 census

estimates, 92% based dhe
2010 census count

Housing costs remain high

ThereAd OSNEB fAGOHES FTFF2NRIFIOAfAGE NBYFAYAY3 Ay GKS
indicate that there were only 2@wner-occupied unityvalued below $200,000 thdikely coincide with

GKS ¢26yQa HT | FF2NRIO0ES K2YS20ySNAKALI dzyAiao

There is atrong luxury housing market in Chatham as alm@8b®f the ownefoccupied housing stock
wasvaluedat $500,000 or more, with more th&20%valued above $1 million. The median sinfgeily
home price is high at $,500as ofthe end of 2017 A househlal would have to earn approximately
$120,00Q based on 80%nortgagefinancing to afford this price almost doubleéhe medianhousehold
income level of $65504

The median condo price wa2%9,000as ofthe end of 2017, down considerably from prior ygand
requiring an income of aboutéB,600with a20% down payment.

In regard to rentalsthe $1,027 gross rent identified in the 2016 census estimates would require an

income of about $41,100 based on spendingno morethan’> 2 F (1 KS K2dede®tkK 2t RQa A
includingaveragemonthly utility costs of $175This income level is much higher than the median

income of renter households of $24,288. Also, while listings were limited, theytysoally well

abovethis median rent level

Gaps in housig demand and supply

The Regional Housing Market Analysis calculated that the gap between housing supply and demand will
widen considerablypetween 2015 and 202fr homeownership units with a cumulative total of 1,492

units needed including 1,012 units fdhouseholds earning at or below 8@¥median homeowner

household incomeompared to 933 and 881 in 2015, respectivelyheanalysiaalsosuggess a

cumulative ircrease in the need for rental units for those earning at or below 1@0&tedian renter
household incomet 264 unitsn 2025compared to 235 in 2015.

4 Based on interest rate of 4.75%,-@6ar fixed mortgage term, 2018 property tax rate of $4.87 per thousand,
insurance of $er thousand for singkéamily homes and $4 per thousand for condos, $250 monthly condo fees,
the purchaser spending 30% of income on housing costsgé@¥dfinancing
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High affordability gaps

Focusingoi KS ¢2g6y Qa YSRAlLY AyO2YS {S@St 2F bcpItpnz
household could likely afford a singiemily home of about $281,500Therdore, the affordability gap

would be $311,000, the difference between the median hopsee2 ¥ bPp pHZpnn o0 &SR 2y
Group median for 201@nd this affordable priceThe gap widens only modestly ta387,000when

calculating the gap for those a@ing at 80%f the area median incomer $62,100 for a household of

three in 2018 who can afford a home of about $265,500or a tweperson household earning at 80%

AMI ($55,200), the gap would be approximately $356,300.

With respect to condos, the edian priced condo was $299,086 ofthe end of 2017 while the median
income earning househol®65,750)ould afford a condo of approximatel245,500 Consequently,

the gap is $3,50Q the difference betwee$299,000and $245,500 The gapvidens to $9,800for a
two-person household earning at 8a8barea median incomgb55,200) ané130,000for a single

person householdearning at $48,300)If the median condo price bounced back to one closer to the
2016 median of $422,000, the gaps would be consatdy higher. Also, rising interest rates, insurance
costs, and utility expenses will all contribute to widening affordability gaps.

Based on the median gross rental of $1,027 according to 2016 census estimates, there is no affordability
gap as the medin income earning household ($65,750) could afford a rental of about $p4ndised

on not spending more than 30% of income on housing costs, including estimated monthly utility costs of
$175. A gap of $245 is calculated using the median income of $84®&enter households however,

who can afford a rent of no more than about $782.

Widening cost burdens

A special HUD report estimated that in 2014 there weEs8householdsor about 41% of all

householdswho were earning at or below 80% median faniilcome (MFRhat might be eligible for

housing assistance based on income alone. This is up considerably from 943 or 30% of all households in
20009.

Thisreport also estimatedhat 913 households (211 renters and 702 owners) were spending too much
on their housing(spending more than 3®of income on housing cost)p from 884 households in

2009. Further, d the 1,168 total households earning at or below 80% MFI, 644 or 55% were spending
more than 30% of their income on housing and 402 or 34% wexnedspg more than half of their

income on housing.

Limited supply of workforce housing

Recent sales data from the Multiple Listing Service indicdtatonly six singléamily homes and six

condos soldvithin the last yeafor under $200,000 that wouldotentiallybe affordable to lowand
moderateincome households. Additionally, the Massachusetts Department of Housing and Community
5SSt 2LIYSyidQa Yz2ad NBOSyd RIEGE 2y GKS 7/ KFELIWGSNI ny
Chatham had 3,460 yeaound housing unifs of which174were counted as affordable, representing

5 Based on interest rate of 4.75%,-@6ar fixed mortgage term, 2018 property tax rate$4.87 per thousand,

insurance of $6 per thousand for singlamily homes and $4 per thousand for condos, $250 monthly condo fees,

the purchaser spending 30% of income on housing costs, and 95% financing assuming the purchaser could qualify
for a statesponsored mortgage program such as the ONE Mortgage Program or MassHousing mortgage that
would not require private mortgage insurance.

8 The census calculates yemund units by subtracting seasonal units or second homes from the total unit count.
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5.03% of the yearound housing stock. Assuming future housing growth, the 10% state goal under
Chapter 40B is a moving target and ultimately the required minimum number ofrgaad units will
increase over time.

As the affordability analysis indicates in Section 3.2.7, significant gaps remain between what most
current residents can afford and what housing is available. In addition to sizable income requirements,
both purchagrs and renters are confronted with substantiaHupnt cash requirements and credit

checks when seeking housing. Also, tatgn residentsmayencounter difficulties keeping up with

housing expenses including taxes, utilitiesuranceand maintenanceeeds It is no wonder thaso
manyhouseholds were spending too much on their housing (spending more than 30% of their income
on housing), includingl renters and702owners.

The convergence of these trendsn aging population, fewer young adulk&ry high housing prices,
lower housing production, little housing diversity, limited supply of rentifficulty in obtaining
affordablefinancing, and large ufront cash requirements for homeownership and rentaksll point to

a challenging affordality gap! If these demographic and housing trends are left to evolve unchecked,
Chatham will lose ground on its ability to be a place where individuals and families across a range of
economic and social strata can call home.

1.2  Priority Housing Needs

Based on input from a wide variety sources including demographic and housing characteristics and
trends (Section 3.1 and 3.2), housing goals (Section 2.2), community input, and prior planning efforts,
the following priority housing needs have been idéat:

Households with Limited IncomesNeed affordable rental housing

There still remains a population living in Chatham with very limited financial means. Given the high

costs of rental housing, including sizableftgmt costs (first and last monthent, a security deposit,

and/or moving expenses) and limited development of such units, more subsidized rental housing is
ySOSaalrNeE (2 YI1S tAQAYy3 AY [ KFEGKFEY FTFF2NRIof S>
residents. Additionally, almost alitate subsidies are targeted to rental development.

Gaps in Affordability and Access to Affordable Housiyeed affordable homeownership
opportunities

Housing in Chatham is expensive with large gaps between what housing costs and what many year
roundresidents can afford. Even thou@thathamhas a very high level of homeownershap almost

80%, there would be a public benefit for tHewn to promote opportunities for newer and younger
households to purchase a homaccess decent employment opportueiiand establish roots ithe
community. A wider range of affordable housing options is needed for these younger households
entering the job market and forming their own families as well as municipal employees, other town
employees, and seniors looking clownsize.

Housing Conditiong Need home improvement resources

Almosttwo-thirds of the housing stock was built before 1980 and rnaye deferred maintenance

needs as well asaces of leaebased paint that pose safety hazards to childr&ecause mperties in
Chatham are largely reliant on septic systems, it is also likely that there are homes with failing systems
that require repair or replacement, which is particularly worrisome given the sensitive environmental
conditions on Cape Cod.

Chatham Housing Production Plan Page6



Special Neds Housing; Need barrierfree units and supportive services

There were significant numbers of residents who claimed some type of disa@®ityor almost 14% of
all residents, angjiven the aging of the population greater emphasis should be placed usirtgothat
includes supportive services and increased conformance with universal design guidelines for
handicapped accessibility, adaptability and visitability.

1.3  Summary of Housing Production Goals

The state administers the Housing Production Prograat ¢nables cities and towns to adopt an
affordable housing plan that demonstrates production of 0.50% over one year or 1.0% ovgedvsoof
its yearround housing stock eligible for inclusion in the Subsidized Housing Inventory Stéifham
would have to produce at least 17 affordable units annually based on these goals, a formidable
challenge, and housing growth will continue to driyethe 10% goal.

If the state certifies that the locality has complied with its annual production goals, the mawyrbe
able, through its Zoning Board of Appeals, to demmat it considers to be inappropriatomprehensive
LISNYAG FLILX AOFGA2ya ¢AlGKz2dzi GKS RS@St 2LISNDa
next five (5) years include the creatiohan estimated7 affordable units and 66 total housing units.

Itshouldbe notedthatk S a i+ 1SQa &ddzwaAiARATAy3 3A3SyOAaASa Ki
that provides more guidance to localities concerning housing opportunities for familiesidren

and are now requiring that at least 10% of the units in affordable production developments that are
funded, assisted or approved by a state housing agency have three or more bedrooms with some

exceptions (e.g., agestricted housing, assistddA @A y 33 & dzLJLI2 NI A @S K2 dza A

1.4  Summary of Housing Strategies

I 0 Af
S &
y3a 7

The strategies summarized in Tablé &re based on previous plans, reports, studies, the Housing Needs

Survey, the Housing Needs Assessment, local housing goals
The strategies included in thi§ community input, and the experience of other comparable

Housing  Production Plan
(including accessory dwelling
units and small nonconforming
lot development) are

strategies are grouped according to the type of action propos
¢ Building Local Capacity, Zoning and Regulatory Strategies,
Production hitiatives and Direct Assistanceand categorized

through  the  appropriate | of major categdes of strategies to the greatest extent
regulatory channels, many of| applicable?

which will also be subject to ) ;
review and approva| by the WKATE S I YIF22NJ 321 § 27T uKAa
Board of Selectmen and Towl 210% affordability threshold under Chapter 40B, another
Meeting . important goal is to serve thiill range of local housing needs.
Consequeny, there are instances where housing initiatives

" The sate has issued changes to Chapter 40B that included modifications to the Planned Production
requirements. For example, the annual production goals are instead based dmatfraf one percent of
total housing units and plans are now referred to as Hag$troduction Plans (HPP).

8 Massachusetts General Law Chapter 40B, 760 CMR 56.03.4.
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might be promoted to meet community needs that will not necessarily result in the inclusion of units in
the Subsidized Housing Inventory (SHI).

The proposed actionalsopresent opportunities to judiciolg invest limited Community Preservation
funding and the Housing Trust Fund to build local capacity, modify or create new local zoning provisions,
and subsidize actual unit production (predevelopment funding and/or subsidies to fill the gap between
total development costs and the affordable rent or purchase prices) that leverage other necessary
resources.

Table 11 Priority for Implementation
Summary of Housing Strategies InYears 2 |InYears®d | # Affordable | Responsible
Parties***
6.1 Capacity Builithg Strategies
1. Hire a Housing Coordinator X * BOS
2. @ntinue to @pitalize the Affordable X * BOS/CPC/AHT
Housing Trust Fund AHC
3. Conduct ongoing community education | X * AHCCHA/COA
4. Establish a working relationship between| X * AHC/EDC/PB
the AHC ad EDC as well as the PB
6.2 Zoning and Regulatory Strategies
1. Modify existing bylaws PB/AHC
Accessornpwelling Units X
Smallnonconformingot development X 4 units
Inclusionary zonin@ffordable Dwelling X 6 units
Units Mandatory Provision
Apartment Incidental to a Commercial X 2 units
Use
2. Promote mixedise development X 3 units PB/AHC/EDC
3. Explore tax relief for yeaound rentals X * BOS
6.3 Production Straggies
1. Make suitable public property available | X 16 units BOS/AHC
for affordable housing
2t N2PY2(3S &cCpikaky Rt & X 40 units BOS/AHC/ZBA
Development*
3. Encourage special needs housing X 8 units AHC
4.Explorea Buy-down Program X 8 units AHC
5.Continue to promote regional X * BOS/PB/AHC
Partnerships
6.4 Direct Assistance Strategies
1. Continue funding local housing programs| X * CPC/AHC/CHA
2. Help qualifying residents access housing| X * AHC/CHA/COA
Assistance

*Indicates ations for which units are counted under other specific housing production strategies, have an indirect
impact on production, do not add to the Subsidized Housing Inventory, or cannot be counted towards production

goals.

Chatham Housing Production Plan
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** |t should be noted that public gr LJS NIi &

counted under strategy 6.3.1 instead of 6.3.2.

***Abbreviations

Affordable Housing Committee = AHC
Affordable Housing Trust = AHT

Board of Selectmen = BOS

Planning Board = PB

Zoning Board of Appeals = ZBA

Chatham Housing Authority = CHA
Economic Development Committee = EDC
Council on Aging = COA

Community Preservation Committee = CPC

RS@St 2LIYSy i

gAff
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2. INTRODUCTION

2.1 Background and Purpose of the Project

The Town of Chatham sits on talbbow of Cape Cod, surrounded on three sides by water. Its beaches

and historic seaside charm have attracted visitors from all over the world for decades. Not only has
Chatham been a much sougtter destination for a vacation, but it has also drawnsgh looking for a
aS02yR K2YS 2NJ I LI I OS (G2 NBOGANB® ¢ fdodomi&Kl & aA Iy’
character and housing mix with increasing amounts of seasonal or occasional housing units, now at
Y2NB (KIy KIfFT 27F dskelaskechnesin yéuageraesigents amrl/shb$tankal

gains in older ones with almost 40% of yeaund residents 65 years of age or older. These trends are
projected to continue. Additionally, during the summer months the population explodes to thane

25,000, putting significant pressures on Town services and existing housing.

Housing growth in fact has outstripped population growth considerably. Despite a population loss of
454 persons between 1990 and 2010, there was a gain of 1,042 hounsliogtive that new housing

units were largely being created for seasonal or occasional residents. Much of the recent housing
development has also involved the demolition of existing homes and replacement with more expensive
dwellings.

Like most commuities on Cape Cod, there is a substantial gap between the costs of housing, whether
ownership or rental, and what many local yeaund residents can afford. Affordability is a particular

problem for those lower wage workers who are seasonal and sugp&tS (2 6y Qa A YLRZ2 NIy
industry. Affordable housing production has been intermittent since 1960 and has not kept up with the
rapid growth of the community. The result is an affordable housing shortage that threatens the

character and viability ohie community. Consequently, the Town of Chatham has been experiencing a
housing crisis that affects its social and economic health as moregead residents are forced to

leave the community or make adjustments in where they spend the summer whearsdassitors

outbid them for available units.

Chatham currently has 5.03% of its yeaund housing stock considered affordable. The
Commonwealth has established a goal of having 10% of the housing stock affordable for all
communities, which the Towaf Chatham has embraced in its Long Range Comprehensive Plan,
subsequent Housing Plans, and its Community Preservation Master Plan. The Town of Chatham also
recognizes the need to provide some housing for those earning above 80% AMI but still pricétheut o
housing market.

¢CKS | TT2NRIOES 1 2dzaiy3d aSOGAz2y 2F [/ KIGKFYQa [ 2y

62 KSy 2yS O2YLI NBa (GKS YIEAYdzY FF¥F2NREFEOE S K2
employed Chatham couple or family to the averéigting price for Chatham residential

properties, it is clear that there is a remarkable affordability gap for loeatiployed Chatham

62Nl SNBE YR NBAARSY(a 6K2 6AAK (2 | OldANB (K

The quote was from\ffordable Housing Strategies for Chahwritten in June 1988, but it still applies
today.
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This Housing Production Plan involves an update of the one the Town produced in 2013, which was
approved by the state undeviassachusetts General Law Chapter 40B, 760 CMR. k6 &:ordance

with these state Housing Production guidelines, this Plan projects affordable housing creation equal to
0.50%, or 17 units per year of the total yeaund housing stock (3,460) based on the 2010 Census. If

the Town can produce this level of affordable housingriy calendar year, it will be able to deny
AYEFLLINRBLINAFGS O2YLINBKSYaA@dS LISNXYAG LINB2SOGa oAlE
thus gaining greater local control over housing development.

As these Plans have fiyear terms, the 2013 Bh is due to expire on July 16, 2018. This updated Plan
provides the Town with the opportunity to obtain updated information on demographic and housing
trends andrevisit previous housing goals and strategies, revising them accordingly based on thg shiftin
housing dynamic and available resources. As such, this Plan provides guidance to help the Town meet
the housing needs of the community as well as to get closer to the 10% state affordability threshold.

2.2  Goals and Objectives

This Housing ProductidPlan includes the following five (5) housing goals that serve as the context for
the strategies that are proposed in Section 6, most of which have been included in the Local
Comprehensive Plan or previous Housing Plans:

9 Provide a wide range of safe@affordable housing opportunities to meet diverse housing
needs.

i Strive to reach the state 10% affordable housing goal.

9 Preserve the existing affordable housing stock.

9 Assure new housing production is harmonious with the existing community and the Local
Comprehensive Plan.

I Maximize local interest and investment in affordable housiagefaging public and private
funds to the greatest extent possible in the production and preservation of affordable housing.
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3. HOUSING NEEDS ASSESSMENT

This Housing &eds Assessment presents an overview of current demographic and housing
characteristics and trends for the town of Chatham, providing the context within which a responsive set
of strategies can be developed to address identified housing needs and meeifcpidgoals.

3.1 Demographicand Economidrofile
It is important to closely examine social and economic characteristics, particularly past and future
trends, in order to understand the composition of the population and how it relates to community
houdng needs. Key questions to be addressed in this Needs Assessment include the following:
T 2KIFGd KIFE@S 06SSy (KS G26yQa BNBgIK OGNBYRAX LI N
1 What are the ramifications of increases and decreases of various age groups in regard to
housing neds?
1 What are the variations in household size and types of households that suggest unmet or
greater housing needs?
1 What changes in income levels have occurred and how does this relate to housing affordability?
T 2KFG OKIy3aSa Ay GKS ObaeramirgafionsiolousBgneed®Y A O o0 &
1 What portion of the population has special needs that suggeste supportive services or
home modifications?
These and other social and economic issues are discussed in the following sections.

3.1.1 Population Growthg Yearround populationrecentlyleveling off

As noted in Table-2and Figure 2z  / K 0 KIF YQA& LJ2 LJdzt lbaiweenyO@30and3IORA & A
with the greatest population growth occurring between 1960 and 19B68tween 1990 and 200Bere

was a net increasef only 46 residents with aractual decrease of 500 residents between 2000 and 2010,
representing a 7.5% population loss

Table 31: Population Change

Year Total Population | Change in Number Percentage Change
1930 1,931 - --
1940 2,136 205 10.6
1950 2,457 321 15.0
1960 3,273 816 33.2
1970 4,554 1,281 39.1
1980 6,071 1,517 33.3
1990 6,579 508 8.4
2000 6,625 46 0.7
2010 6,125 -500 -7.5
2016 6,142 17 0.3
As 0f3-1-18 6,171 29 0.5

Source: U.S. Census Bureau, 2010, the University of MassashbDeaahue Institute State Data Center,
YR / KFEGKFY ¢28y /fSN]L Q& hTFAOSO®

91t should be noted that this Housing Needs Assessment includes the mostdgte data available. In regard to

census figures, in addition to the 2010 census dataMi®&ad i NB OSy i A aadzS 2F¥ GKS [/ Syad
Community Survey (ACShiso offered Because the ACS is based on a sample, it is subject to sampling error and
variation.
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There has been little population growth since 2010 with the 2016 census estimates suggesting a total
population of §142 residents, just 17 more than the 2010 population total o6,1Town recordsas of
March 1, 2018indicate a yearound population of 6,11 residents further demonstratinghe very

limited amount of population growth since 2010.

Figure 3-0: Population Growth, 1950to 2016
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The Cape Cod Commission (C&d)Barnstable Countgommissioned a Regional ting Market

Analysis which was completeddone20171° This report suggested some continued population growth

for the county in general and for Chatham as well to an estimated populatior?dbtn 2020 and @115

by 2025 representinga 4.7% rate of gopwth between 2010 and 2025 he report whichwas prepared

by Crane Associates, Immd Economic & Policy ResourEes NS f A SR f I NASf & 2y GKS
Analytics tharelatel 2 (0 KS &G NHzZOGdzNIF £ SO2y2Yeé Ay diesofomid2 dzy G &
performance and demographic changes within a larger prospective vigaeafonomic, financial and
demographic dynamic.

On the other hand, ppulation projections from the Metropolitan Area Planning Council (MARR)

State Data Center, whichlrgwvide such projections for all communities in the Commonweaitimate

significant future population losse§ hese forecasts rely on historical or a retrospective view of past
demographic trends largely focused on migration, birth, and death rd#&PC estimates a decline to

5,757 residents by 2020 and to 5,245 by 2030, representing a 14.4% loss of population between 2010
and2030¢ KS {dFGS 5FaGF /SYyGSNIFG GKS ! yAGSNAAGE 27F
greater population losses t©518residents by 220, 5,194 by 2025, and 4,899 by 2030 é&320%

population decrease since 2010.

A Cape Cod Commission economist suggests thaithieC and State Data Cenpepjections may not
consider unique factors in typical retirement communitigisere theoutpacing of births by deaths may
be a less reliable measure for population trends than the ability of the community to attract new

10 Crane Associates, Irend Economic & Policy Resourg@Regional Housing dtket Analysis and tfear
Forecast of Housing Supply and Demand for Barnstable County, Massachusefpiared for the Cape Cod
CommissionJune 302017.
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residentsfrom outside the regiori! The CCC projections are likelgnare reliablesourcefor
demographidorecadgs although they do appear somewhat optimistic regarding future growth given
past trends

3.1.2 Racial Compositio Slightincreasesn minority residents

AsshowninTable®2 (G KS NI OALFf O2YLRA&AAGAZY 2F [ KI B8 YQ&
of all residents However, there has been some growth in minority residents between 2010 and 2016,
going from 3.9% to 6.8% of all residents. Almost all of this growth involved new Black or-African
American residentsAlso,205 residents claimed Hiapic or Latino heritage based on 2016 census
estimates.

Table 32: Population by Race
200Q 2010and 2016

2000 2010 2016
Race # % # % # %
White alone 6,325 94.7% |5,885 96.1 5,727 93.2
Black or African American alone 40 0.6% 86 1.4 285 4.6
Amerian Indian/Alaska Native alone |64 1.0% 16 0.3 0 0.0
Asian alone 31 0.5% 36 0.6 43 0.7
Native Hawaiian/Other Pacific Islander 8 0.1% 0 0.0 0 0.0
Alone
Some other race alone 100 1.5% 38 0.6 0 0.0
Two or more races 112 1.7% 64 1.0 87 14
Total 6,625 1000 6,125 100.0 6,142 100.0

Source: US Census Bureau, 2000 and;2@i@rican Community SurveyYgar Estimate£0122016.

3.1.3 Age Distributiong Declining numbers of younger residents and increases in older ones

Census data regarding the changeshia age distribution from 1990 to 261s provided in Table-3. In
general, there were significant declines in the younger age categories and major population gains in the
older onesbetween 1990 and 2010, however the 2016 census estimates include searsats of past

trends which is surprising anmday bequestionable.

1 Childreng Declining population
The number and proportion of children declined markedly over the past several decades. Those
schootage children under age 18 decreased by 24% betw&80 and 2010, from 15.0% of the
population to 12.2%f all residents In comparison, the percentage of those under 18 was
21.7% for the state in 2010rhe 2016 census estimatdsased on sample survey daiadicate
a gain of 104 children to 13.9% of thepulation.

1 College age residentsNumbers decreased significantly
Young residents in the 18 to 2¢)e range decreased by 37.8% between 1990 and 2010, from
360 residents to 2240nce again, the 2016 census estimates indicate an increase in this age
group to 368 residents, questionably reversing past trends significantly.

Uwl Y OKFYRNYYZ al KSAKZ 9Yy@GANRYYSyldlt 902y2YAimi ¥
t NEOofSY LAYQG | tNRofSYZé FNRY . IFyl1SN g ¢N I
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1 Young adultg, Decreased by almost half

Younger adults in the family formation stage of their lives, the 25 ta@lrange, also
decreased significantly between 1990 and 2010, diog to 6.4% of the population in 2010

from 11.1% in 1990 or by almost 46%. Even those who were somewhat older, age 35 to 44,
decreased by about 35%he 2016 census estimates indicate a further erosion of these age
groups. Clearly an increasing numbertbbse who were raised in Chatham are choosing to live

elsewhere. The high cost of housing is likelyssuealthough the relative scarcity of well

paying jobs is probably the greatest contributing factor.

1 Baby boomerg Substantial increases
Thosem the 45 to 64age range, many of the baby boomer generation during these decades,
increased significantly, going from 22.1% of the population in 1990 f6%0by 2010. The 2016

census estimates suggest some declines of those in this age range to 2824population,

another reversal of past trends.

9 Older adults; Substantial population of residents 65 years or older

The number of those 65 years of age and oldereased modestlpetween 1990 and 2010,
showing only a net gain of 67 residents. Neveldhs, this age group comprisenore than one
third of all residents, 37.7%, by 20Ithe 2016 census estimates indicate some modest but

continued growth of these older residents. S NI I A y f &

/| KI 6Kl YQa&

NI LJdz{ |

community is well earned. @#frticular note were the frail elderly of at least age 85 who
increased by 44%etween 1990 and 2010Once again the 2016 census estimates show a
reversal of past trends with a steep decline in this age group from 408 to 282 residents between
2010 and 2@6 and from 6.7% to 4.6% of all residents

Table 33: Change imAge Distribution

1990 to 206

Age Range 1990 2000 2010 2016

# % # # % % % %
Under 5 Years | 237 3.6 193 2.9 163 2.7 276 4.5
5¢17 Years 748 11.4 686 10.4 586 9.6 577 9.4
18¢ 24 Years | 360 55 291 4.4 224 3.7 368 6.0
25¢ 34 Years | 728 111 491 7.4 394 6.4 356 5.8
35¢ 44 Years | 808 12.3 820 12.4 526 8.6 399 6.5
45¢54 Years | 592 9.0 933 14.1 781 12.8 749 12.2
55¢ 64 Years | 865 13.1 938 14.2 1,143 18.7 1,032 | 16.8
65¢74 Years | 1,151 | 175 1,062 16.0 1,105 18.0 1,345 | 21.9
75¢ 84 Years | 807 12.3 851 12.8 795 13.0 761 12.4
85+ Years 283 4.3 360 5.4 408 6.7 282 4.6
Total 6,579 [ 100.0 | 6,625 100.0 | 6,125 100.0 6,145* | 100.0
Under 18 985 15.0 879 13.3 749 12.2 853 13.9
Age 65+ 2,241 |[34.1 2,273 34.3 2,308 37.7 2,388 | 389

Source: US Census Bureau, 1990, 2000 and 20d€rican Community SurveyYear Estimates,

2012-2016.

*The 2016 census estimates only provide percentage data and therefore there isnsiome

rounding error.
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Figure 31 dramatically displays this significant shrinking of the younger age groups and the relative
dominance of those residents 65 years of age or olflke chart also shows where the 2016 census
estimates demonstrate a reversal of trends from the decennial cefiguies of 2000 and 2010.

Figure 31: Changes in Age Distribution: 2000, 2010 and 2(
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Table3-4 provides comparative information for Barnstable County and the state, which highlights the
trends described aboveChathamcontinues to have proportionately fewer younger residents and

greater numbers of older ones in comparison to Barnstable County and the state, although the
percentage of those in the 55 to 64 age range is relatively comparable to the county level of about 17%.

The level of those under age 18 is dramatically lowéhiatham at13.%% in 206 compared t015.%%
and 206% for the county and state, respectively. Those in the 18 to 34 years agearaaigo notably
lower, at11.8% compared to 18% for the county an@4.1% br the state. On the other end of the age
range those age 65 and older includ&8.9% of allChathanresidents in 20&, so much higher than

27 8% for Barnstable County arié.1% for the state.

Table 34: Comparative Age Distribution DataD00 and 2016

Chatham Barnstable County Massachusetts

%2000 % 2016 | % 2000 | % 2016 | % 2000 | % 2016
Under 18 13.3 13.9 20.4 15.9 23.6 20.6
Age 18 to 34 11.8 11.8 14.9 15.8 17.8 24.1
Age 3510 44 12.4 6.5 15.3 9.2 14.6 12.4
Age 45 to 54 14.1 12.2 14.8 14.2 16.7 14.6
Age 55 to 64 14.2 16.8 11.5 17.1 13.8 13.1
Age 65 + 34.3 38.9 23.1 27.8 13.5 15.1

Source: U.S. Census Bureau, 2000202016 American Community Survey/gar Estimates.
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Additional comparative census data is provided in TakHeekamining the median age levels for
Chatham in comparisomtthe county and state. This data indicates that the median age of Chatham
residents has increased significantly from about 54 years in 2000 to more than 58 years in 2010 and
2016. When compared to the median ages of Barnstable County and the stédt8atears and 39.4
years, respectively, the community by in large is considerably older than thetmikgion (by 6.4

years) and state as a whole (by 18.8 years). While in the recent past, the differentials were similar to
breakdowns between the mediaages of both sexes to the county and the state, however, the recent
2016 census estimates suggest the same median age for both men and women at 58. aryatiey
guestionablestatisticand likely an errar

Table 35: Median Age
2000, 2010 and 2016

Chatham Barnstable County Massachusetts
Gender 2000 2010 2016 2010 2016 2010 2016
Both Sexes | 53.9years | 58.9years | 58.2years | 49.9years | 51.8years | 39.1years 39.4 years
Male 51.6 years | 57.4years | 58.2years | 48.1years | 49.9years | 37.7 years 37.8 years
Female 56.7 years | 60.5years | 58.2years | 51.4years | 53.6 years | 40.3 years 40.8 years

Source: US Census Bureau, 2000 and 20h@rican Community SurveyYear Estimate£0122016.

While the Cape Cod CommissiRagionaHousing Market Analysis did neoiciude forecasted

population breakdowns by age, it did provide countywide projections that are summarized in Table 3
Despite a projected increase in the total population between 2010 and 2025 of 2.3%, younger residents
under age 20 are forecasted to dease by 16.1% with accompaingsmaller declines in younger adults

in the 20 to 44 age range of 3.9%. Even older midgkd residents between age 45 and 64 are

projected to decline in number and as a proportion of the population, decreasing by 1484 this

same period. On the other hand, those 65 years of age and older are estimated to grow by 43.5%.

The Regional Housing Market Analysisesse G Kl X davdzAi GS Of SINIe&x GKS L
be driven by the age 65 and older cohortoria 2017 to 2025, the age 65+ cohort is forecasted to

increase by an average of approximately 1,667 residents per year (257®)y I 02 daA7 & oA RS
Because Chatham and other communities on the Lower Cape have a higher proportion of older adults
anda lower proportion of younger ones than the county as a whole, it can be anticipated that

population forecasts would also be more extreme with even fewer children and morerekidens.

C2NJ SEI YLX ST [/ KI { KI Yigher proporion oflsifidrddaf2010, &tBF7%fottHe | K
population, than what was projected for the county in 2025 of 35%.

Applying ecountywideI NR 6 G K NI S 2F noop: (2 / KFEGIKIFYQ&
puts this population agpproximately3,300residentsor about 51%of the population(using the 2025
projected total population of 6,415yhich is in line withthe MAPC and State Data Cenpercentagesn
Table 37. Likewise, the projected 16% countywide decline in those under age 20 when applied to
Chatham esidents in 2010 suggests a population of about 682 residents or 10.6% by 2025, once again
based on a projected 2025 total population of 6,415 residefitsis isot far off from the number of

such residents in the State Data Center figures and the p&gerof residents in the MAPC projections

for 2030

HAMN

12 Crane Associates, Inc. and Econogntic2 f A 08 wSa2dzNDOS&asx awS3aAazyltft | 2dzaAy3
al 84F OKdzaSddazé LINBLI NBR F2NJ KMty und38 2012R / 2YYA&a&aAz2Y
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Table 36: Projected Age Distribution foBarnstable County
2010 Census to Zb

Age Range 2010 Census 2020 Projections 2025 Projections
# % # % # %
0-19 Years 41,767 19.3 35,709 16.5 35,044 15.9
20-44 Years 50,237 23.3 48,138 22.3 48,273 21.9
4564 Years 70,005 32.4 64,239 29.7 60,207 27.3
65 + Years 53,879 25.0 68,209 315 77,296 35.0
Total 215,888 | 100.0 216,295 100.0 220,820 100.0

Source:6Regional Housing Market Analysis andyg@r Forecasof Housing Supply and Demand for Barnstable
County, Massachusettsprepared for the Cape Cod Commissamil Barnstable Countgune 302017.

Table3-7 presents population projections by age range through 2086 the Metropolitan Area
Planning Counc{MAPCand State Data Center at the University of Massachusetts Donahue Institute,
comparingthem to 2010 censufigures These
projectionsare based largely on historical trends
related to births, deaths and migratigratterns

. andsuggest population lees t05,245 and 4,899
the population, they are expectgd to by 2030, respectively as noted earlieRuring this
become at least half of the populatioly | time of projected population decline, the

2030, coinciding with the aging of th§ percentage of those 65 years of age or more is
baby boomers according to some estimated to increase tmore than half of all
forecasts The housing needs of thil residentsby 2030with declinesn middle-aged
expanding population of seniors will neeq residents While the MAPC projeitins estimate

G2 0S | RRNB3aaSR & \ continued declines in younger residents, the State
agenda. D_ata_l _Center flgurgs project a somewhat less
significant population loss.

While those age 65 or older increased Q
29% between 1990 and 20100 38% of

Table3-7: MAPCand State Data CentdPopulation Projections for 2030

Age Range 2010 Census MAPC State Data Center
# % # % # %
Less than 5 years 163 2.7 114 2.2 142 2.9
51to 19 years 650 10.6 381 7.3 557 11.4
20 to 34 years 554 9.0 396 7.6 401 8.2
35 to 64 years 2,450 40.0 1,492 28.4 1,344 27.4
65+ years 2,308 37.7 2,862 54.6 2,455 50.1
Total 6,125 100.0 5,245 100.0 4,899 100.0

Source: Metropolitan Area Planning Council (MAPC), Massachusetts Housing Data Portal, Janpary 2014
University of Massachusetts, Donahue Institute, State Data €Cente

These demographishiftswould significantly change the character of the community given substantial
losses of population diversity, significant losses of younger workers, and an extended retirement focus.
This situation is not unique tGhathamas it is a trend throughout the Mid dr_ower Cape.

3.1.4 Households; High portion ofsmaller nonfamily households

As shown in Table-8, the number of households increased between 1990 and 2000, from 3,023 to
3,160, and then decreased to 3,085 by 20IBe 2016 census estimates suggestter declines to
2,772 householdswhich is questionable given no total population losse Cape Cod Commiss{o@
Regional Housing Market Analyalsoforecastssome decreasen the number of Chatham households

Chatham Housing Production Plan Pagel8



to 2,847 by 2020 and 2,902 by 2025, s@presenting a 5.9% decrease since 2010 despite a projected
4.7% population increase during this period.

Table 38: Household Characteristics

1990 to 206
1990 2000 2010 2016
# % # % # % # %
Total Households 3,023 100.0 | 3,160 100.0 | 3,085 100.0 2,772 100.0
FamilyHouseholds* | 1,917 63.4 1,887 59.7 1,776 57.6 1,747 63.0
Female Headed 76 2.5 92 2.9 90 2.9 91 3.3

Families WChildren *

NonfamilyHouseholds| 1,106 36.6 1,273 40.3 1,309 42.4 1,025 37.0

Persons livinglone 65 | 583 19.3 595 18.8 626 20.3 597 21.5
years+ **
Average Household Si 2.10 persons 2.00 persons 1.95 persons 2.16 persons

Source: U.S. Census Bureau, Census 1990, 2000 and\giiican Community SurveyYear
Estimates2012-2016. * Percent of all households ** Percent wital population

The average household size continued to decrease between 1990 and 2010, from 2.10 persons and 1.95
persons, respectively; and then is estimated to have increased significantly to 2.16 persons in 2016,
another surprising and questionablégjlire. This level is stiiwer relative to the county and state at

2.25 and 254 persons, respectivelyiowever

The decrease in average household &ias been largely

. ’| correlatedwith more smallernonfamilyhousehold&®, which
boom generation has had & g o\ from 1,106 in 90 to 1,309 by 2010. In 2010, these
substantial  impact on & pontamilyhouseholds comprised more than 40% of all
slowdown in the rate of new| phoyseholds in Chatham including cfitth of all households
household formation and the| who were living alone and 65 years of age or oldEris data
increase in smaller household] further suggests a need for a greater numbé&smaller units to
and greater needfor smaller | accommodate a growing population of singlerson

units. households and smaller families.

The predominance of the baby

Table 39 examines the types of households by household size. Swegéon households comprised
31.8% of all householdaccording t@2016census eimates, down from34.7%6 in 200(ut up a bit from
30.7% in 2010 Of the882singleperson households in 201697 or two-thirds were 65 years of age or
older. There were alsb,228two-person householdsgjown from 1,427such households in 2000 and
1,466in 2010.The14% decline in these twperson households between 2000 and 201Bigher than
the 12% decrease in the total number of households during this pefitte again, this reversal of
trends in the 2016 census estimates is surprising and questie. Threeperson households also
increased during this period, from3®%and 9.5%n 2000and 2010, respectively, to 10&according to
2016census estimates

In regard to large households, the 2016 census estimates also demonstrate a reversati@nosst
towards fewer larger households with feperson or more households decreasing from 341 in 2000 to
272 in 2010 and then growing to 359 in 2016, higher than the 2000 level.

13 |ncludes individuals and unrelated household members.
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Table 39: Types of Households by SiZ000and 2010Census an@016 Estimates

Households 2000 2010 2016
by Typ€ Size # % # % # %
Nonfamily 1,270 40.2 1,012 34.8 1,025 37.0
households
1-person 1,095 34.7 892 30.7 882 31.8
2-persons 165 5.2 93 3.2 127 4.6
3-persons 10 0.3 11 0.4 0 0.0
4-persons 0 0.0 0 0.0 16 0.6
5-persons 0 0.0 16 0.6 0 0.0
6-persons 0 0.0 0 0.0 0 0.0
7+ persons 0 0.0 0 0.0 0 0.0
Family 1,887 59.8 1,897 65.2 1,747 63.0
households
2-persons 1,262 40.0 1,373 47.2 1,101 39.7
3-persons 284 9.0 268 9.2 303 10.9
4-persons 224 7.1 159 55 242 8.7
5-persons 104 3.3 67 2.3 81 2.9
6-persons 4 0.1 15 0.5 8 0.3
7+ persons 9 0.3 15 0.5 12 0.4
Total 3,157 100.0 2,909 100.0 2,772 100.0

Sources: U.S. Census Bureau, 2000 Census, Summary File 3, and American Community S(egaey Five
Estmates 20062010 and 2012016. Because these figures reflect sample data, they are somewhat
different than the actual counts included in Tabl8.3

3.1.5 Incomec Relatively high income levels but growing income disparities

Table 310presents income data based on the 192910 and 2016 census estimates, demonstrating
changes irthe distribution of incomes during that period:his information is also visually presented in
Figure 32.

Incomes have increased substantially, with thedian income level increasing by 45% between 1999
and 2010, from $45,519 to $65,980d then remaining relatively flat at $65,750 in 20Tkhis median
income levelvas also relatively high in comparisontioth Barnstable County at $55,294 and the state
at $63,961in 2010but is now comparable to the county $65,382and much lower than the state level
of $70,954In 2016. With the median house price att®2,500in 2017, an affordability gap becomes
immediately apparent.

Only 16% of yearound residen earned $100,000 or more in 1999, but by 2010 32% were earning
above this level with about the same level in 20D&spite this growing prosperity, there are still
residents with very limited incomes includiB§8households earning less than $35,0802 of whom
earned less than $25,000his is higher than in 2010 when 543 households were earning less than
$35,000, 348 at less than $25,0@0L other income ranges of more than $35,000 saw proportional
increases between 1999 and 2010, with about 15%ldfauseholds earning more than $100,000 in
1999 compared to almost orihird by 2010. The level of high#tztcome households earning more than
$75,000 was comparable to the state, at 44 ¥étsus43.1% of all householdbut significantly higher
than thecounty level of 35.7%.
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Table 310: Household Income Distribution

1999 2010and 2016

1999 2010 2016
Income Range | # % # % # %
Under $10,000 158 5.0 151 5.2 140 5.1
$10,00024,999 682 21.6 197 6.8 452 16.3
$25,00034,999 469 14.9 195 6.7 266 9.6
$35,00049,999 414 13.1 476 16.4 240 8.7
$50,00074,999 576 18.2 598 20.6 435 15.7
$75,00099,999 387 12.3 365 12.5 368 13.3
$100,000149,999| 301 9.5 433 14.9 439 15.8
$150,000 + 170 5.4 494 17.0 432 15.6
Total 3,157 100.0 2,909 100.0 2,772 100.0
Median income | $45,519 $65,990 $65,750

Sources: US Census Bureau, 2000 Summary File 3 and American Community Sw2ey@ia62012
2016FiveYear Estimates
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Table 311 provides median income levels for various types of houselemdsparing 2010 and016

census estimatesThis data shows thato a greater or lesser extefincome levels declined between

2010 and 2016 with the exceptia@i homeowners and fulime, yearround, male workers.The median
income ofnonfamily households was 37% of thofe families in 2016 a$32,092versus 86,683 a

finding highly correlated with the greater prevalence of two worker households in families and the
considerable number of seniors living alone on fixed incomes and counted as nonfamilies. It is not
surprisng that besides those living in families, median income levels were highest among homeowners,
those in the prime of their earning potential, and men.
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Table3-11: Median Income by Household Type

2010and 2016
Type of Household/Householder Median Incomelevels
2010 2016
Individual/Per capita $48,729 $48,776
Households $65,990 $65,750
Families $90,445 $86,683
Nonfamilies* $40,119 $32,092
Renters $43,634 $24,288
Homeowners $75,417 $82,584
Householder less than age 25 $50,938 *
Householder age 25 to 44 $54,750 $50,536
Householder age 45 to 64 $96,607 $88,793
Householder age 65 or more $62,649 $56,936
Fultime, yearround male workers $40,914 $54,509
Fulttime, yearround femde workers $40,000 $45,541

Source: U.S. Census Bureau, American Community Sultegr Estimates 2012016.
*Includes persons living alone and unrelated households members.
** Not available as the sample size was too small.

The 2016 census estimates ioate that 35.4% of households receivedirement income with a mean

income of 89,379 More than half of household®ceived Social Security Income with a mean income

of $23,161 Only 35households were earning Supplemental Social Security inemm& households
receivedpublic assistance with average cash paymentndf $2,490 Somewhat more households,
1870r67: 3 NBOSAGSR C22R {dFYLXk{b!t o6SYySTAGAD / fSI NI
serious financial strain.

A comparison of @1.0and 2016ncome levels for owners and renters is provided in Takl&.3More

than half (8.3%) of renters earnebkss thar25,000 compared to onl$3.3% of homeownerg 2016

On the other handmore thanhalf of the homeowner$53.6%)earned morethan $75,000 compared to

only 9.5% of the renter householdsThe income disparity between owners and renters is also reflected

in median income levels 0B®,584and 4,288 respectively.2 KAf S GKS YSRAlFY K2YS?2
household income was considerablgher than the county level of $73,364, the renter median was well

below the countywide one d836,077. Of particular note is thatvhile the median household income

for homeowners increased by 9.5% between 2010 and 2016, it decreaseiH$% for renters.

¢KS /LIS /2R /2YYA&aaArz2yQa wS3IA2y It | 2dz&aAy3a al NJ ¢
widen further with the median income of homeowner household increasing to $95,775 by 2025 and
those of renters decreasing to $19,598.

Itis importantto note thattK Sa S Ay 02 YS TA3IdzNBa | -Nihd gopulatdiy no2 y G K S
those who live in town for parts of the year. This group of occasional residents, who occupy more

GKFy KFEEF 2F / KFEGKFYQa K2dza Ay dncanéshinicidsr tofaffod ghe a A 3y )
high costs of seasonal units or second homeésCape Cod Commission report on a survey conducted of
second homeowners, indicates that 81% of such Lower Cape owners had incomes of more than

$100,000, 44% of more than $200,0060

Wi g1 {{ 52y KdzS LyaidAadGdziSs a/ LIS /2R {SO2yR |1 2YS26y SNE
prepared for the Cape Cod Commission, June 2017.
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Table 312: Income Distribution by Owner and Renter Households
2010and 2016

Homeowners Renters

Income Range 2010 2016 2010 2016

# % # % # % # %
Under $10,000 100 4.2 66 3.0 51 9.9 74 13.2
10,00024,999 135 5.6 228 10.3 62 12.0 224 40.1
25,00034,999 183 7.7 198 8.9 12 2.3 68 12.2
35,00049,999 313 13.1 192 8.7 163 315 48 8.6
50,00674,999 458 19.1 343 15.5 140 27.1 92 16.5
75,00099,999 356 14.9 360 16.3 9 1.7 8 14
100,000149,999 | 405 16.9 394 17.8 28 54 45 8.1
150,000+ 442 18.5 432 19.5 52 9.9 0 0.0
Total 2,392 |100.0 | 2,213 | 100.0 | 517 100.0 | 559 100.0
2010 Median $75,417 $82,584 $43,634 $24,288
Household Incom

Source: U.S. Census Bure2)62010and 20122016 American Community Survey

Table 313 summarizes thincome distribution by the age of the head of the householdhere were

only 12 households with a head of lessrit#b years of age, all 12 with limited incomes of between
$15,000 and $20,000Those households with heads in the 25 to 44 age rédmageinomes that wereby

in largeless than those 45 to 64 years of age in the prime of their earning caréersexample39.1%

of residents age5 to 44were earning less than $35,0@Ghd 24%were earning more than $100,000
compared to23.F0earning less tha$35,000 and 42.9% earning more than $100,000 for those in the
45 to 64group. This disparity is also reflected in the median income leveissidents 65 years of age or
older, many who are retired and living on fixed incomes, were more evenly dispamsatg the income
categories with the exception of the below $10,000 range, however the median income was not much
higher than that of the 25 to 44 year olds.

Table 313: Income Distribution by Age of Householder

2016

Income Less than Age 250 44 Age 45to 64 | Age 65 or Over
Range Age 25

# % # % # % # %
Under $10,000 0 0.0 17 4.6 69 7.5 54 3.7
$10,00024,999 12 100.0 | 91 245 | 120 13.1 229 15.5
$25,00034,999 |0 0.0 37 10.0 |27 2.9 202 13.7
$35,00049,999 0 0.0 33 8.9 26 2.8 181 12.3
$50,00074,999 0 0.0 88 23.7 | 140 15.3 207 14.1
$75,00099,999 0 0.0 16 4.3 141 15.4 211 14.3
$100,000149,999( 0 0.0 39 10.5 | 234 25.5 166 11.3
$150,000 or more| 0 0.0 50 13.5 | 159 17.4 223 15.1
Total 12 100.0 | 371 100.0 | 916 100.0 | 1,473 | 100.0
Median * $50536 $88,793 $56,936
Household Incom

Source: U.S. Census Burezl2-2016 ACS-¥ear Estimates
*Sample size too small.
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3.1.6 Poverty Statug Recent increases in poverty

Table 314 confirms that povertyevelsincreased for individuals and families between 1999 20t0,
declining only for those 65 years of age or older. While these figures are disconcerting, the level of
poverty was somewhat lower than that for the state as a whole, where 10.8% of all individuals were
living in poverty in 2010, as opposed to 7.02&hatham® The ability to provide affordable housing
options for those with very limited incomes is a continuing challenge and a pressing need.

The 2016 figures show considerable increases in poverty, growing from 7% to 12.7% between 2010 and
2016 toinclude 780 residents and 154 families. This is espewialiysome, if true given that there are

only about a hundred subsidized rentals in the community. Of particular concern is the increase in the
number and percentage of children living in poyeta 31.2% of all children under 18 years of age.

While the 2016 census estimates appeartodick for many of the demographic trends discussed earlier,

it can be hoped that these figures overestimate thdigagin povertyin the community.

Table 314: Poverty Status
1999 2010and 2016

Demographic 1999 2010 2016

Type # % # % # %
Individuals 311 4.8 429 7.0 780 12.7
Below Poverty *

Families ** 36 1.9 55 3.1 154 8.8
Related Children

Under 18 Years | 42 5.1 71 9.5 266 31.2
*kk

Individuals 80 3.7 53 2.3 72 3.0
65and Over****

Sources: US Census Bureau, 1990 and 2000 Summary File 3 and American Community Survey
2006:2010and 20122016 FiveyearEstimates.* Percentage of total population ** Percentage of

all families *** Percentage of all childn under 18 years **** Percentage of all individuals age

65+

3.1.7 Employmentc Predominant service economy witignificant fishing industry butelatively

low average wages

/| KIaGKFYQa SO2y2Y@ A& RNAGSYy f | NBWfface s tedtd thazNA a Y =
service and retail industries. Of tho5870Chatham residents over the age of 16 in @%12,800 or

52% were in the labor market, a decline fr@&®50 or about 56% in 201@nly about?228residentshad

jobs in the community k should also be noted th&1% of workers drove alone to work, anoth&o

carpooled, and anothet0% either worked at home or walked to work according to the@€dnsus

estimates. The average commuting time was ab@iniutes, suggesting employment partunities

were typically located not too far away.

The2016 census estimatedso provide information on the concentration of Chatham workers by
industry, indicating that 35% were involved in management, business, science, or arts occupations
with the remainder employedargelyin the lower paying retail and serviagiented jobs that support
the local economy including sales and office occupatioBsi¥2), service occupationg(.7?%6),

15The2018federal poverty évelsfrom the U.S. Department of Health and Human Serwigae $12,140 for a single
individual andb20,780 for a family of three (3pr example
B, aSR GKS ! { [/ S$30%0dmtimatedAB ithdz&vierican/Canomunity Survey.
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production and transportations. 7%), and construction and maintemee (0.7%6). About twethirds of

I KIFGKFYQa I 62N bavidevorkdrs/ ahattierd % Rereigovierhnheht Sidtkers, and
22.8% were selHemployed. This level of selemployed workers is high as evident in the statewide
level 0f5.9%, and suggésg the entrepreneurial nature of workers living in seasonal economésxl
living a distance away from major employment centers

Detailed labor and workforce data from the state on employment patterns in Chatham is presented in
Table 315. This inform#on shows an average employment2282 in 2010 compared to 3,550 in

2016, demonstrating an expanding job bagamployment data also indicates that as of February 2018,
those employed had decreased to 2,843 workers with an unemployment rate of 7.286tiref the
seasonal nature ahanyChatham jobs.

The data also confirms a mix of employment opportunities witoacentration of lower payingetail

and service sector jobs that bring the average weekly wage for those working in Chatham to a relatively
low level of 815, up front726 in 2010, also signaling an improving econofimg average wage of

Pymp 61 & adGAftf I 02dzi Rdahotherpdntoficoiparison2tie Grenfp@yment G P
levelin 2017was 44% for Chatham ang.7% for Bostongown considerablyfrom 7.9% and 8.0% for

Chatham and Boston, respectively, as of the end of 2Ltihg the depths of the recessioiThe shaded
industriesshown in Table-35 reflect average employment of 150 workers or margd further

demonstrate the elatively lower wages in these occupations

Table 315: Average Employment and Wagey Industry, 20102016

Average
Industry # Total Wages Average Weekly
Establishments Employment| Wage
Agriculture, forestry, fishing | 0/10 $0/$421,865 0/122,282 $0/$676
Construction 43/45 $10,928,470616,446,452 | 184/253 $1,142%$1,250
Manufacturing 16/10 $1,668,071$2,120,928 70/78 $458%$523
Wholesaletrade 8/8 $3,128,95552,347,435 56/59 $1,075%765
Retail tade 78/75 $10,688,93H514,131,877 | 383460 $537$591
Transprtation/warehousing | 9/8 $1,131,928$1,198,044 30/32 $726%$720
Information 717 $1,425,508$1,797,896 38/49 $721%$706
Finance/Insurance 1112 $3,586,034%4,475from 7174 $971$1,163
5,142 j0,236
Real estate/rental/leasing 15/15 $1,700,26852,946,613 61/62 $536%$914
Professional/technical service 33/37 $7,086,070$65,864,060 10695 $1,286%$1,187
Administrative/ waste servicey 40/41 $4,595,86856,960,774 150191 $589%$701
Health care/social assistance| 23/28 $11,414,849514,044,698 | 292/315 $752%$857
Arts/entertainment/recreation | 16/19 $5,593,657$7,843,502 171/213 $629%$708
Accommodation/food serviceg 52/51 $21,335,621$31,909,382 | 756/928 $543$661
Other servicefexcept public | 28/25 $3,231,00$3,294,871 10398 $603$647
admin
Public administration 0/90/ $0/$9,228,003 145 $0/$1,224
Total 402/406 $106,492,378.50,464,330| 2,8223,550 $726%$815

Source: Massachusetts Executive Office of Labor and Workforce Development, Juae@@{il 10,
2018. The shaded industries reflect average employment5ff tvorkers or more.

¢CKS /LIS /2R [/ 2YYA&aaAz2yQa wS3IA2y Lt | 2dzaAy3a al NJ ¢
Chatham, from 5,142 jobs in 2016 to 5,560 by 2025. These figures, however, are much higher than
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state employment data levels.

It is important to note that this data significantly undercounts employment in¢hg ¢ y Q & fiShikdNRA QA v
industry.'” There have been a number of economic studies degarding KI 4 Kl YQa 02 YYSND
by National Marine Fisheries through NOAA gramdFriends of Chatham Waterwayshich were ce

I dzii K2 NBE R 0 %hellfisKk Coliskab)&efige Gagnen the early 1990s These studiesocument
substantially more activity irolvingwholesale distributors, buyers, bait shgesc. as well ashe many

who own fisling vessels or engage in commercial fishing and shellfishing in Chalerant

Harbormaster Department mooring data identifies 263 vesseiglvedin commercial fishing and
shellfishing.Additionally,Town permitinformation indicates that there arg@15 peoplewho hold

commercial shellfish permits in Towall who are required to live in town

Moreover, data has documented thtte value of federallicensedenterprisesreporting their fish

catchat $32 million dollarsn off the boat fish combined ith Provincetown however Provincetown is
SAGAYIFIGSR (2 0SS tSaa (KIFY H aSodoashotinduddittioseYwibonlyF £ S S i
report to the Commonwealth of Massachusetts (statepticensed fishing businesses).

3.1.8 Education¢ Higheducational attainment and declining student enroliment

The educational attainment of Chatham residents has improved over the last couple of decades. In
HAMAYS s 2F GK2A4S Hp @SENA FyR 2f RSNJKFR F KA
degee or higher (compared with 39.1% for the county and 38.5% for the state), up from the 2000

figures of 93.3% with at least a high school degree and 42.7% with a college degree or high20.16

census estimates indicate even higher levels of attainna¢86.5% and 51.5% for those with at least a

high school and college degree, respectively.

Those enrolled in school (nursery through graduate school) in 2010 totaled 1,002 residents or 16.4% of
the population, and those enrolled in kindergarten througfthschool totaled 812 students,

representing 13.3% of the total populatiothe 2016 census estimates indicate a decline in school
children to 959 residents or 15.6% of the population. Those in preschool through high school decreased
to 638 studentsom n ®n’> 2 F / KIF GKFYQa LRLMzZA FGA2Yy @

2 KAES /KFEGKFYQAa 20SNIff LRLMzZFGA2y RSONBIF&aSR o@
decreased by 24%, representing a declining portion of the populgtfoom 15% in 1990 to 12.2% by
2010. The 2016 census estimes suggest some increase to 13.9%.

With the exception of th&€hathamElementary School, most schools sen@igthamare regional

including the Cape Cod Vocational Technical School, the Cape Cod Lighthouse Charter School, and the
Monomoy Regional Schobistrict with a middle school and high school serving the Harwich and
Chatham communities (also includes 230 School Choice students from other communities). The
Monomoy Regional School District became operational in20it2 with the Middle School (graed 5 to

7), located in Chatham, and High School (grades 8 tol 2), located in Harwich, both opening in 2014.

7 For details go tohttps://www.st.nmfs.noaa.gov/pls/iwebpls/MF_LPORT HIST.RESULTS
State only reported fish landing info can be foumttps://www.mass.gov/servicaletails/currentquotasand

landings
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Historic enrollment data is included in TaBld6, demonstrating slow declines through the 262012
school year and then general increases tlgb20142015 and only amsall decrease after that to 1,86
studentsin the 201718 school year

This trend of decreasing school enroliments is happening in most communities on Cape Cod, particularly
those in the Mid to Lower Cape. Many people with chitdhave moved away due to the high cost of
living, lack of jobs, etc., and others are sending tblildrento charteror private schools in the area.

Table 316: Historic School Enroliments for the Monomoy Regional School District
Pre-Kindergarten though 12" Gradg 20052018

Year Enroliment Difference % Difference
200506 1,998 -- --
200607 1,995 -3 -0.15
2007-08 1,913 -82 -4.1
200809 1,744 -169 -8.8
200910 1,713 -31 -1.8
201011 1,678 -35 -2.0
201112 1,632 -14 0.8
201213 1,880 248 152
201314 1,869 -11 -0.6
201415 1,934 65 35
201516 1,933 -1 -0.05
201617 1,896 -37 -1.9
201718 1,866 -30 -

Source: New England School Development Council, July 25a2@ Massachusetts Department of Education
website, April 8, 2018

Projedions of school enrollments through to the 202826 school year from the New England School
Development Council are presented in Tabig7, largelyshowing continued slow but steady declirias
enrolimentfrom year to yeato 1,799 students by 2025.

Tale 3-17: Projected School Enrollments for the Monomoy Regional School District
Pre-Kindergarten through 12 Grade
2016 to 2025

Year Total Enrollment Difference % Difference
201617 1,896 -37 -1.9
201718 1,927 31 1.6
201819 1,920 -7 -0.4
201920 1,901 -19 --1.0
202021 1,897 -4 -0.2
2021-22 1,884 -13 -0.7
202223 1,868 -16 -0.8
202324 1,848 -20 -1.1
202425 1,841 -7 -0.4
202526 1,799 -42 -2.3

Source: New England School Development Council, July 25, 2016.
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3.1.9 Disability Status® ¢ Declinhg but still sgnificant special needs

Disability levelsemainhigh in Chatharand areA y T OG0 KA IKSNJ G KIFy @&S adl d
In 2000, 22.7% of all residents claimed a disability, decreasing to 13.7 by 2016 according to census
estimates The state has also experienced a decline in those with disabilities, going from 18.5% to 11.6%
0SG6SSY Hnnn YR HnanmcX alGAtf LINPLR2NIA2YIGSt& f2¢
had a lower proportionate level of those 65 years of ag older who clairad a disability which is

AdzZNIINR aAy 3 FAGSY GKS 0O2YYdzy A (@& QaThedaledls of disakiitys NJ LJ2 |
represent significant special needs within the community and suggest that the Town make a concerted
effort to produce special needs housing units that are handicapped accessilite fiagte access to

supportive services.

Table 318: Population Five Years and Over with Disabilities for Chatham and the State
2000and 2016

Chatham Massachusetts

Age 2000 2016 2000 2016

# % # % # % # %
5-20 year$ 2000 | 118 14.6 37 4.4 116,151 8.6 63,424 4.6
Under 182016
21-64yearg 835 25.5 316 11.0 663,354 17.9 387,416 9.0
200018-64/2016
65+ years 550 25.5 468 20.6 305,241 37.6 322,886 33.0
Total 1,503 22.7 821 13.7 1,084,746 | 18.5 773,726 11.6

Source: U.S. Census Bureau, 2000 Summary Filed 3American Community SurveyYgar Estimates
2012-2016.

¢KS . IFNyadlrotS /2dzydié 1 ha9 /[/2ya2NIliAdzyQa HAMH
housing available forgople with disabilities. The Cape Organization for Rights of the Disabled (CORD)
emphasizes the need for adequate, accessible and affordable living options for the disabled, especially
affordable independent living options. CORD also suggests thatdlisation and the need for unit
modifications or adaptations are common problems for those with disabilities. CORD now serves about
1,400 persons annually throughout the Cape.

LYy

The Tufts Healthy Aging Profileovides information regarding locdisabilites in comparison to state
figures, as summarized in Tabld 8. In general, Chatham estimates of the levels of disabilities are lower
than those of the state.

This profile notedthat Chatham is very walkable community and compared to some other state

averages, older residents do better bealthindicators suchas 2 4 SNJ NI 1S4 2F RSLINB &2
disease or related dementias, diabetes, hypertension, heart attacks and other heart problems, obesity,

lung cancer, hospital stays, nursing home staysgergency room visitgnd prescription medicatiomse

for example. However, the profile also reported that they do worseates ofglaucomaas well as

breast and prostate cancerCommunity resources to promote healthy aging include a walking club, a

Cauncil on Aging, and a Recreation Department.

18 Disabled households contain at least one or more persons with a mobility eraselfimitation. It should also

0S y2iSR (KIG &4BESOSSNM &BLALFOSERHE a2YS AGKAY GKS
terminology as those with special needs are interpreted to be the people who first need affordable, available
and/or accessible housing.

Chatham Housing Production Plan Page28



Table3-19: Types of Disabilities

Population Characteristics ChathamEstimates State Estimates
% disabled for a year or more 27.3% 31.0%
Hearing impairment

% 6574/% 74+ 2.9%/20.6% 7.4%121.2%
Vision inpairment

% 6574/% 74+ 2.3%/5.3% 3.2%/9.3%
Cognition impairment

% 6574/% 74+ 2.4%/5.3% 4.7%/12.1%
Ambulatory impairment

% 6574/% 74+ 8.6%/17.4% 12.9%/29.4%
Selfcare impairment

% 6574/% 74+ 2.5%/8.9% 3.7%/12.2%
Independent livingmpairment

% 6574/% 74+ 4.9%/14.6% 7.2%124.3%

Source: Tufts Health Plan Foundation, Massachusetts ye&dfing Community Profileipdated March 2015.

3.2  Housing Profile

This section of the Housing Needs Assessment summarizes housing chetiestanid trends, analyzes
the housing market from a number of different data sources and perspectives, compares what housing
is available to what residents can afford, summarizes what units are defined as affordable by the state,

WhilS  / KI G K[| -r6udé
population declined by 6.6%
between 1990 and 2016
housing units increased by
12%, largely fueled by the
seasonal and second hom
markets.

and establishes the contéfor identifying priority housing needs.

3.2.1 Housing Growth; Slowdown inhousing growth

and high level of demolition/rebuild activity

As indicated in Table-B3, based on 2016 census estimates, the level
of housing growth has slowed down over thespaeveral decades.
The greatest housing growth occurred after 1950 when the Cape
was becoming a destination for both retirees and secbothe

owners. Only 14.7% of the housing units were built prior to World
War Il compared to 12.1% for the county arl®% for the state.

Moreover, despite a population loss 454 persons betweerd990and 20D, there was a gain df,042
units based on decennial figu(&able 320), indicative that new housing units welargelybeing
created forseasonal or occasioheesidents.

Table 318: Housing Units by YealStructure Was Built2016

Time Period # %
2010 through 2016 63 0.9
2000 to 2009 675 9.6
1990 to 1999 845 12.0
1980 to 1989 1,020 14.4
1970 to 1979 864 12.2
1960 to 1969 1,082 15.3
1950 to 1959 1,025 145
1940 to 1949 449 6.4
1939 or earlier 1,042 14.7
Total 7,065 100.0

Source: US Census Bureau, American Community SufYegr T stimates, 2012016
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Table3-18 indicates that only 63 units have been created between 2010 and 2016 based on census
edimatesand furtheridentify an actual loss of 278 units based on TabROoth of whichare highly
guestionable.Building permit information indicates a higher level of housing growth during this period

of 292 units However these figures represerthe number of new units that have been permitted since
2010 but do not reflect the considerable teardown and replacement activity that has been taking place
in the communitywith about two-thirds of new residential building permits invahg the demolitiorof a
previous structureand replacement of typically larger one€onsequently, thtotal number of housing

units included in the census figures likely overestimates the size of the housing stock as it has not taken
teardown activity into considerationThe total number of units is likely closer t@l3Qunits.

Table3-19: Residential Building Permit2010 throughMarch 2018

Year # New Dwelling # Demolitions| Total Valuation Average
Units of New Valuation/Unit
Dwellings
2010 30 18 $19,619,500 $653,983
2011 33 14 $17,989,000 $399,756
2 5-unit buildings = 10
units +2 Units
2012 37+ 3 units 24 $28,684,000 $717,100
2013 41 + 2units 25 $27,787,000 $646,209
2014 48 45 $44,643,241 $930,068
2015 49 39 $37,807,112 $771,574
2016 37 24 $23,968,482 $647,797
Subtotal 2010 to 2016 292 189 $200,498,335 $686,638
2017 36 30 $29,048,069 $806,891
As of March 2018 9 5 $3,663,200 $407,022
Total 337 224 $233,209,604 $692,017
(320 singlefamily and | (66.5% of new
17 units in multifamily dwellings)
dwellings)

SourceChathamDepartment of Community Developmergpilding Dvision

3.2.2 Housing Occupancy Predominance obwner-occupied propertiesind growing seasonal and
second home market tonore than half ofall units

Besides total housing figures, TaBl20includes a summary of occupancy characteristics for 2000, 2010
and 2016 that indicates the following major trents:

91 High level of owneoccupancy
Of the2,772 occupied units in the 2016 census estimates, 2,213 or about 80% am@ypdr
andowner-occupied, representing a lower number of occupied units from the 2010 census
figure of 2,389 but a higher level of owneccupancy from 77.4%. According to the 2016
census estimates, there was a 33it decrease in the total number of occupied unitstwit
accompanying decreases in both owsgercupied and rentepccupied units of 176 and 137,
respectively. About onéhird of this loss can be explained by a gain of 108 seasonal or
occasional units as shown in Tabl2@® Still these 2016 estimates are pest.

¥ These 2000 and 2010 census figures a@sed on actual decennial counts while the 2016 figures ayreds
OSyadzaz SadAYIF{iSa FTNRY GKS / Syadza . dzNBIF dzQa ! YSNR Ol y [/
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¢ KS /I LIS / 2 RRegichal Nolsing Mazkgt @ralysis indicates that the level of owner
occupancy will increase to 2,682 units by 2025, or by 12.3% since 2010, compared to a decrease
in rental units to 601 units or by 13.6%. This would inae¢hs level of owneccupancy to

81.7% compared to 18.3% for rentals.

1 Continued growth of seasonal or occasional units
Table 320includes a summary of housing characteristics from 1990 throug8. 201 the 7,343
total housing units in 2010, Chathamch@,460 yearound unit€° of which 3,085 were
occupied. Of the occupied units, 2,389 or 77.4% were owceupied and the remaining 696
units or 22.6% were rentesccupied. This level of owneccupancy is comparable to
Barnstable County as a whole, hugher than the state with a 62.3% ownreccupancy level.
The proportion of yearound owneroccupied units to rentals in 2010 was similar to 1990 levels
with a net gain of only six (6) rental units. There was a significant erosion of rental units
between 1990 and 2000, likely the result of converting seasonal rental units tergaad
owner-occupancy and perhaps the teardown of rental properties and replacement by ewner
occupied ones, particularly second homes.

Table 320: Housing Characteristics

1990to 2016
Housing 1990 2000 2010 2016
Characteristics # % # % # % # %
Total Housing Units 6,301 100.0 | 6,743 | 100.0 | 7,343 100.0 7,065 100.0
Occupied Units * 3,023 48.0 3,160 | 46.9 3,085 42.0 2,772 39.2
Occupied Owner Units 1 2,333 77.2 2,528 | 80.0 2,389 77.4 2,213 79.8
Occupied Rental Units 1 690 22.8 632 20.0 696 22.6 559 20.2
Total Vacant Units/ 3,278/ | 52.0/ | 3,553/ |52.7/ | 4,258/ | 58.0/ 4,293/ | 60.8/
Seasonal, Rec. or 2,748 43.6 3,147 | 46.7 3,883 52.9 3,991 56.5
Occasional Use*
Average Household Siz| 2.10 persons 2.03 persons 2.00 persons 2.10 persons
Owner-occupied Unit
Average Household Siz| 2.01 persons 1.86 persons 1.80 persons 2.38 persons
Renteroccupied Unit

Source: U.S. Census Bureau, Census 1990, 2000 and 2010 SummamydAmédrican Gmmunity Survey
5-Year Estimates 2012016.* Percentage of all housing units ** Percentage of occupied housing units

As Table 21 indicates, and what is visually presented in Figuge tBere have been significant
fluctuations in the relative growth afeasonal versus yeaound units over the years with
seasonal units outnumbering yessund ones in 1970 and again in 204ifid 2016

20The yeairound figure is the one used under Chapter 40B for determining the 10% affordability goal and annual housing
production goals. It is calculated by subtracting seasonal or occasional units from the total number of occupied uBits (7,34
3,883 = 3,460).
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Table 321: Seasonal Versus Yeaund Housing Units1970 to 2010

Yearround Units Seasonal Units Total Lhits

Year # % # % # %

1970 1,705 43 2,238 57 3,943 100.0
1980 2,666 53 2,337 47 5,003 100.0
1990 3,023 48 2,748 44 6,301 100.0
2000 3,596 53 3,147 47 6,743 100.0
2010 3,460 47 3,883 53 7,343 100.0
2016 3,074 44 3,991 56 7,065 100.0

Source: US CensusrBau,decennial figures fot 970 through 201@nd American Community Survey 5
Year Estimates 2012016. * Includes vacant units that are not seasonal, occasional or recreational.
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who do not permanently reside in Chatham occupy the majority of anif% based on 2016

census estimates, up froB8%in 201Q While this population of occasional visitors has boosted

the local economy, they have also driven up thetadsousing, creating substantiahallenges

for many yeairound residents, local workers, and those who were raised locally but cannot

afford to return to raise their own families.

Figure 3-3: Seasonal and Year-round Housing Units, 1970to
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The Cape Cod Commission ajeatracted with the University of Massachusetts Donahue
Institute to conduct a survey of second homeowners and prepare a repdteofindings?? The
survey followed up o a similar one conducted in 2008, looking at how such homes were being
used, how they might be used in the future, and how second homeowners participate in the
local economy. Results were also provided formgions, the Lower Cape subgion in the

case of Chathan®® Major findings include:

1 Second homeowners are above average in terms of age, education, and income with an
F dSNF 3S 13S 2F cpX vy x> gdnditalf with adlvar@édS f 2 NQ &
degrees, and 70%ith a pretax household incomef $100,000 or higher. Levels for the
Lower Cape are even higher educational attainment and income with 86% earning a

I OKStf 2NRa RSAINBS 2N KAIKSNI FYR ym: SINYA

1 Respondents are making personal use of their home, most heavilg suthmer, with
only 29% ever renting their homes during the past five years with the largest group of
18% renting solely on a weekly basis in the summer season.

1 Over the next 20 years, 19% of respondents anticipate that they will convert their
second homeo a fulktime residence. This translates into the eventual conversion of
11,000 second homes to yessund ones throughout the Cape. Forty percent of those
who plan to convert expect to work full or paitne.

1 About threequarters of respondents indated that they supported both arts and
cultural organizations on the Cape with those on the Lower Cape reporting higher levels
of support.

1 The median number of years the household has owned their second home was 18 years
in the Lower Cape sufegion.

91 Dediningvacancy rate

As shown in Table-32, the vacancy rate was 5.4% for ownership in 2010, up from 2.1% in 2000,
with quite high rental rates, above 15%, for both 2000 and 2010. These vacancy rates were
higher than the county, state and national rates both ownership and rental and likely
reflective of the turnover of seasonal propertieshe 2016 census estimates suggest a
significant decreasi vacancy rates, down significantly to 3.8% for rentals and 3.3% for
homeownership units. Such declinésy; rental properties in particular, reflect a tightening of
the housing market or may be questionable amge amountof seasonal turnoveshould be
expected and reflected these figures.

Table 322: Comparative Vacancy Rates by Teau

Chatham County MA Nation
Tenure |[2000 |[2010 |2016 | 2010/2016( 2010/2016| 2010/2016
Rental 15.7% | 15.4% | 3.8% 12.4%7.1% | 6.5%/9.1% | 9.2%6.2%

Homeowner| 2.1% | 5.4% 3.3% 2.6%1.7% | 1.5%/4.26 | 2.49%1.9%

Source: US Census Bureau, 2000 and aasiCAmerican Commmity Survey Svear
Estimates 201:2016.

221
|

al {{ 52yl KdzS LyadAaddziSz a/ LIS /2R {SO2yR 1 2YS25YySNE

prepared for the Cape Cod Commission, June Z0is. survey ivolved a random sample of 6,448
second homeowners on the Cape with a response rate of 20%.
23 Lower Cape communities include Brewster, Harwich and Orleans in addition to Chatham.
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1 Limited yearroundresident mobility
Table 323 presents information on how long Chathamearround residentdave remained in
their homes. From 2000 to 2010, thesas significantlyess mobility of residents asaore
households remained in their units, growing to half of all households staying in their homes for
five to 19 years, and more than 28% in the same place for 20 years or more. The reduction in
shorterterm residency, decreasing from 33% of all househtwd?% between 2000 and 2010,
is likely explained by the financial crisis in the later part of the decade that had a proétfent
on the housing market, slowing down market activity. Sellers were more likely to stay in place
unless they could get whathey wanted for their properties, and potential purchasers were less
likely to buy based on concerns that the market had not yet bottomed blatvertheless, the
2016 census estimates suggabsbut the same level of sheterm mobility, a somewhat higher
level of mobility in the five to 19 year period, and a return to the 2000 level oftemg
residency.

Table 323: Length of Residencss a Percentage of Households
200Q 2010and 2016

Length of Residency 2000% 2010 % 2016%
<5 Years 33% 22% 23%
5-19 Years 44% 50% 54%
20 Years + 23% 28% 23%

Source: U.S. Census Bureau, 2000 and American Community Seyeay,Estimates for
20062010and 20122016.

1 Reductiorin person/unitover the decades correlated to decreases in average household size
Table 324 demonstrates that for the most partthe average number of people per occupied unit
has decreased substantially over the past few decades, from 2.67 persons in 1970 to 1.98 by
2010. This trend is not surprising given the similar reduction irageehousehold size at 1.95
persons by 2010, reflective of an increasingly older population and fewer chil@ece again,
the 2016 census estimates suggest a reversal of this trend to 2.22 persons per household
higher than the 1990 level and refiive of the average household size of 2.16 persons, higher
than the 2010 average of 1.95.

Table 324: Persons per Occupied Housing Unit (PPOHU)
1970to 2016

Total Yearround
Year Population | OccupiedHousing Units PPOHU
1970 4,554 1,705 2.67
1980 6,071 2,666 2.28
1990 6,579 3,023 2.18
2000 6,625 3,160 2.10
2010 6,125 3,085 1.98
2016 6,143 2,772 2.22

Source: U.S. Census Bureau, 1970, 1980, 1990 3200Mary File 3 and American
Community Surve§-Year Estimates, 20a8)10and 20122016

3.2.3 Types of Units and StructuresPredominance of singléamily detached dwellings
I KFEFGKFYQAa K2dza Ay 3 a Gfanmiy detdched REd¥ncaslindicied iTable®s vy 3 S
According to the 2010 American Community Survey from the U.S. CensaaBa1506 or 91.5% of all
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units were singldamily detached structures, an increase of 7.1% from 2000 and higher than the
O2dzytieQa fS@St 27F y @reddpain, tfeR016 deSsusestimaieS suggest areversals ®
of trends with a decline d360unitsto 87%, which is questionable.

Between 2000 and 2010hére was a decrease in sing@mily attached structures, twamily houses
and units in five to ninainit properties. Besides singlamily detached homes, some housing growth
occurred i three to fourfamily structures and larger multamily buildingsAgain, the 2016 census
estimates generally suggest a reversal of most of these trends, most notably decreases inrbt$o 9
structures and those with 20 or more units wiln accompanyig increase in the number of units in 10
to 19-unit structures.

Table 325: Units by Type of Structur000 2010and 2016

2000 2010 2016
Type of Structure # % # % # %
1-unit, detached 6,076 90.4 6,506 91.5 6,146 87.0
1-unit, attached 117 1.7 9 0.1 239 3.4
2 units 176 2.6 88 1.2 242 3.4
3 or 4 units 135 2.0 210 3.0 207 2.9
5 to 9 units 176 2.6 165 2.3 122 1.7
10 to 19 units 11 0.2 18 0.3 68 1.0
20 or more units 29 0.4 106 15 41 0.6
Boat, RV or van 0 0.0 10 0.1 0 0.0
Total 6,720 100.0 7,112 100.0 7,065 100.0

Source: US Census 20@ummary File 33nd American Community SurvéyYear Estimates fa2006
2010and 20122016.

Table 326: Units byType of Structureand Tenure 2010and 2016

Owner-occupiedUnits RenteroccupiedUnits
Type of 2010 2016 2010 2016
Structure # % # % # % # %
1- unit detached 2,278 95.2 2,045 92.4 276 53.4 237 42.4
1- unit attached 9 0.4 59 2.7 0 0.0 16 2.9
2 units 0 0.0 46 2.1 40 7.7 109 19.5
310 4 units 31 1.3 48 2.2 34 6.6 126 22.5
5 to 9 units 35 15 0 0.0 130 25.1 31 5.5
10+ units 39 1.6 15 0.7 27 5.2 40 7.2
Other/boat, RV, val 0 0.0 0 0.0 10 1.9 0 0.0
Total 2,392 100.0 2,213 100.0 517 100.0 559 100.0

Source: U.S. Census Burez)62010and 20122016 American Community SurvéyYearEstimates
*Thediscrepancy between the 2010 census decennial figure of 696 units and this census estimate must
be due to sample error, but a substantial one in this case.

Table 326 provides a breakdown of the estimated 2010 and 2016 distributions of units perwsguct
according to whether the units were occupied by renters or homeowners. Almost all of the owners lived
in singlefamily detached homes as did 42% of the renters. In comparison, 2010 state levels were 77.5%
and 10.1%, respectively, for example. Ord§ bwners lived in mulfiamily properties in 2010, up only

to 109 in 2016, reflective of the relatively small number of condominiums in Chatham. There had to be
some error in the numbers of renter households living in smaller Hartily properties aste 2010
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data indicates that 130 such households lived in rfattily properties of five to nine units, down to 31

in 2016, whereas the number of such households in three to-tmiir dwellings shifted similarly from 34

in 2010 to 126 in 2016.

Table 327 provides information on the distribution of unit sizes, more specifically the number of rooms
per unit. Thiglata indicates that the median unit was moderately sized with almost six (6) rooms, or
about three (3) bedrooms, somewhat higher than the countydiae of 57 roomsin line withthe

¢ 2 ¢ yhédan of 6.0 rooms in 2000. In addition, those units most appropriate for single persons, with
three (3) rooms or less, comprised less than 7.0% of the housingist@a®k0 and increased a bit to

10% in 201@ompared to15.5%statewidein 2016

On the other end of the spectrum, there was a substantial supply of larger homes of seven (7) or more
rooms, involving 31.4% of the housing statR010 and up to 36.1% in 2046d comparable to 2000
levels
Table 327: Number of Roomger Unit
200Q 2010and 2016

Number of Rooms per Unit 2000 2010 2016
# % # % # %
1 Room 26 0.4 29 0.4 75 1.1
2 Rooms 125 1.9 146 2.1 239 3.4
3 Rooms 342 5.1 289 4.1 408 5.8
4 Rooms 669 10.0 842 11.8 841 11.9
5 Rooms 1,267 18.9 1,690 23.8 1,036 14.7
6 Rooms 1,833 27.3 1,885 26.5 1,920 27.2
7 Rooms 1,227 18.3 1,041 14.6 1,170 16.6
8 Rooms 564 8.4 619 8.7 841 11.9
9 or More Rooms | 667 9.9 571 8.0 535 7.6
Total 6,720 100.0 7,112 100.0 7,065 100.0
Median (Rooms) 6.0 Rooms 5.8 R@ms 6.0 Rooms

Source: U.S. Census Bureau, 2806hmary File and the 20062010 20122016 American Community
Surveyb-Year Estimates

3.24 Housing Market Conditiong Housing costs remain very high
The following analysis of the housing market loekaminesthe values of homeownership and rental
housing from a number of data sources including:

I The 1990, 200(and 201Mecennial U.S. Census figures

f ¢KS ! ®{ & / Sy aadDand 2NB01 GleRetican Gommunity Survey

f ¢KS 2 NNBSyYy D N@&ndzktidistics ¥l Rales wlunie yyyear, f2000
throughFebruary2018

9 Multiple Listing Service data

1 ¢2¢6y ! aasSaazNna RIFGLF

1 Craigslisand other Internet websitegental housing)

Homeownership

Census datalso provides information on housing values, asisarized in Table-38 for occupied
homeownership units. Th2010 censugstimates indicated that the 2010 median house value was
$612,900which decreased to $580,400 according to the 2016 census estimatbie therewere 61
units valued at less tha®150,000 in 2010, comprising 2.5% of the housing sttdwk 2016 estimates
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indicate a decrease to only 13 units and 0.6%s likely that these units are very smedittagesand

require substantial improvements. Only another 20 units were valued b$290,000n 201Q down to

14 by 2016 The 27 units assessed below $200,000 in 20k@y coincide withi KS ¢ 2 6y Qa H T
affordable ownership units.

On the other end of the price range, 1,494 units, or 62.5% of the owoeunpied housing stock, were

priced at $500,000 or more, with more than 500 units valued above $1 mitli@1Q The 2016 census
estimates suggest a decrease to 1,310 units valued at more than $500,000 and 448 above $1 million, still
at very high levels and demonstratiagsubstantialuxury housing market in Chatham, most likely

principally occupied by second home owners or retirees.

Table 328: Values of OwneiOccupied Housing

1990 to 206

1990 2000 2010 2016
Price Range # % # % # % # %
Less than $50,000 5 0.2 6 0.3 10 0.4 7 0.3
$50,000 to $99,999 49 2.3 22 1.0 51 2.1 6 0.3
$100,000 to $149,999| 358 16.8 212 9.5 0 0.0 0 0.0
$150,000 to $199,999| 551 25.9 404 18.1 20 0.8 14 0.6
$200,000 to $299,999| 645 30.3 652 29.2 104 4.3 182 8.2
$300,000 to $499,999| 350 16.4 601 26.9 713 298 694 314
$500,000 to $999,999| 171 8.0 220 9.8 985 41.2 862 39.0
$1 million or more 118 53 509 21.3 448 20.2
Total 2,129 100.0 2,235 100.0 2,392 100.0 2,213 100.0
Median (dollars) $212,700 $273,900 $612,900 $580,400

Source: U.S. Census Burealg@and 2000, antl.S. Census Bureau, 26P8610and 20122016
American Community SurvéyYear Estimates.

Table 329 providesWarren Group datan median salesnres and number of sales from 20tough
February 2018offering a longrange perspective osales activity. Thidata is tracked from Multiple
Listing Service information based on actual sales.

The median sales price of a sinfenily home as of February 2018 was $570,8afhwn a bit from the
$592,500 median in 2017, and a significant daseefrom $639,000 as of the end of 2011. The lowest
point in the market during this timeframe was in 2000 at $312,000. After that sfagidy home values
climbed steadily and reached $690,000 in 2006, the height of the housing market for Chatham gnd man
communities in the state. The number of sinfdenily home sales also fluctuated considerably as

shown in Figure-8, from a high low of 127 in 2008 during the recession to 201 in 2016 and down to 182
in 2017.

24 Because the February 2018 figure involves a relatively small sample ate81ismay be less reliable
than the 2017 median.

Chatham Housing Production Plan Page37



Table 329: Median Sales Pricesnd Number of Sales
2000through February2018

Singlefamily Condominiums All Sales

Year | Months | Median | # Sales| Median | # Sales| Median | # Sales
2018 Jang Feb | $570,000 | 21 $466,000 | 4 $560,000 | 36
2017 Jancg Dec | 592,500 182 299,000 35 550,000 255
2016 Janc¢ Dec | 595,000 201 422,000 37 575,000 295
2015 Jancg Dec | 625,950 174 337,450 26 575,000 256
2014 Janc¢ Dec | 585,000 189 320,000 29 530,000 272
2013 Jan¢ Dec | 519,500 166 287,500 34 480,000 248
2012 Jan¢ Dec | 550,000 163 361,000 31 550,000 268
2011 Jan¢ Dec | 639,000 151 350,000 14 573,750 222
2010 Jan¢ Dec | 590,000 170 277,500 11 575,000 229
2009 Jan¢ Dec | 515,000 149 500,000 23 503,750 198
2008 Jan¢ Dec | 635,000 127 264,800 24 573,000 197
2007 Jan¢ Dec | 653,750 172 515,100 24 623,750 252
2006 Jan¢ Dec | 690,000 163 590,000 29 672,500 270
2005 Jan¢ Dec | 657,500 190 475,000 29 601,000 294
2004 Jan¢ Dec | 565,000 225 306,250 19 549,900 313
2003 Jang Dec | 492,500 191 250,250 20 435,000 291
2002 Jang¢ Dec | 375,000 194 220,000 25 361,568 294
2001 Jang Dec | 342,500 192 190,000 21 305,000 289
2000 Jang Dec | 312,000 241 175,000 51 275,000 368

Source: The Warren Group/Banker & Tradesmgrijl 13, 2018.

The condo market has experienced even more volatility, both in terms of valuesuamuoker of sales.
Median prices increased from $175,000 in 2000 to a high of $590,000 in 2006. It then dropped to
$264,800 in 2008 due to the recession and remained volatile after that, ranging from $500,000 in 2009
to as low as $299,000 in 2017. In aditto significant fluctuations in values, the number of sales fell
from a high of 51 sales in 2000, to 11 in 2010, and up 37 and 35 in 2016 and 2017, respectively.
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Figure 3-4: Volume of Sales, 2006 to 2017
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Housing prices are high in Chatham relative to neighboring communities as well asmBlar@ounty as

shown in Figure-8, comparingnedian singléamily home sales pricdsr 2000, 2007 an@017.

Median values for singlamily homeswere highest in Chatharm 2007, prior to the recessiomvith

Orleans closely behinout declined in alcommunitiesfollowingthe recession While Chatham,

Brewster and Barnstable County as a whole have yet to surpasegassion levels in terms of median

K2YS LINAOSaz (G4KS 2GKSNJ O2YYdzyAGASEAQ K2dzAAy 3 YI NJ

Figure 3-5: Comparisons of Median Single-family Home Prices
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Another anaysis of housing market data is presented in TabB8,3vhich breaks down sales data from
the Multiple Listing Servicas compiled by Banker & Tradesman of The Warren Group for-$anglly
homes and condominiums. This table provides a snapshot of tigeraf sales foApril 2017through
March 2018 There were a total &#48salesduring this period

In April, a local realtor| including212singlefamily homes an@1condos. Units that
indicated that the spring sold below $200,000, and were therefore relatively affordable to
those earning at or below 8086 area income, includesix (6)
singlefamily homes andix(6) condominiumslikelyvery small

and in need of substantial improvementbout half of the

condos sold for less than $300,000 while only 8% of sfiaghely
homes sold within this range.

housing market was very
strong and properlypriced
properties were being sold
very quickly, often with
bidding wars. Like many area
of the Cape and the state, thg On the other end of the price range, 29% of sirfgiailies and
housing inventory is low and almost 10% of condos sold for $1 million or more, clearly
demand is high, as are thq demonstrating thesignificant luxury market in Chatharithe
prices. median singléamily home price was $590,000, $350,000 for

condos.
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Table 330: Singlefamily House and Condo Sales

April 2017throughMarch 2018

Singlefamily Homes | Condominiums Total
Price Range # % # % # %
Less than 200,000 6 2.8 6 19.4 12 4.9
$200,000299,999 11 5.2 9 29.0 20 8.2
$300,000399,999 24 11.3 6 19.4 30 12.1
$400,000499,999 32 15.1 3 9.7 35 14.4
$500,000599,999 36 17.0 2 6.5 38 15.6
$600,000699,999 18 8.5 0 0.0 18 7.4
$700,000799,999 18 8.5 0 0.0 18 7.4
$800,000899,999 3 1.4 0 0.0 3 1.2
$900,000999,999 2 0.9 2 6.5 4 1.6
Over $1 millio 62 29.2 3 9.7 65 26.7
Total 212 100.0 31 100.0 243 100.0

Source: Banker & Tradesmahpril 13, 2018.

Assessor datan the assessed values of residential properties in Chatham is presented in Tdhle 3
which provides insights into the range of valfiessinglefamily homes and condominiums. This data
shows that Chatham has 5,847 sinfdenily homes, up by 108 units from 5,739 in 2012 but below
census figures for singfamily detached units of 6,506 in 2010 and the questionable 6,146 units in
2016. Part of the discrepanas likely due to the number of multiple homes on a single lot that are
Ay laaSaazNna

NEO2 NRSR
dwellings
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Assessments ranged considerably from $68,& $9,478,000 with a median value of $594,900, which is
not significantly higher than the Banker & Tradesman median of $592,500 for 2017. More than 30% of
the units were assessed for more than $1 million, representing a very large luxury housing, waiket

only 38 units were valued below $200,000 and thus likely to be affordable to those earning at or below
80% of area median income.

Ths! & & S & & 2aNdhaludés|51BIcondominium units, up from 426 in 2012. The lowest valuation
was $96,200 athranged up to $3,206,900 with a median of $337,800, once again somewhat higher than
the Banker & Tradesman figure of $299,000 for 2017.

Table3om RSY2yaidNI (G4Sa
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units assessefbr less than $200,000, representing 2.2% of shfigieily homes and condos. Even those
valued between $200,000 and $300,000 are limited at only 5.3% of these units.
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Table 331: Assessed Values of Singéemily and Condominiums

2018

Sngle-family
Assessment Dwellings Condominiums Total

# % # % # %
0-$199,999 38 0.6 100 19.5 138 2.2
$200,000299,999 | 232 4.0 107 20.9 339 5.3
$300,000399,999 | 955 16.3 106 20.7 1,061 | 16.7
$400,000499,999 | 1,055 | 18.0 48 9.4 1,103 | 17.3
$500,000599,999 | 674 11.5 37 7.2 711 11.2
$600,000699,999 | 475 8.1 45 8.8 520 8.2
$700,000799,999 | 398 6.8 18 3.5 416 6.5
$800,000899,999 | 272 4.7 18 3.5 290 4.6
$900,000999,999 | 192 3.3 10 1.9 202 3.2
Over $1 million 1,556 | 26.6 24 4.7 1,580 | 24.8
Total 5,847 | 100.0 513 1000 6,360 | 100.0

Source: Chatham Assessor, Fiscal Year 2018.

Figure 36 presents the distribution of these values for both siAgleily homes and condominiums.
This figure shows not only the lack of affordability in the housing market, but also ideiifies
separate housing marketsone with usual bell curve of the values below $1 million and another uptick
for those properties above this level.

Figure 3-6: Distribution of Assessed Values

Single-family Homes Condos

laaSaaz2Nna REGEF fa2 AYRAOFGSR (KS F2tt2gAay3ay
1 There were 135 mixed residential and commercial properfi8shat were primarily residential
and 106 primarily commercial with median values of $560,100 and $652,200, respectively.
1 Of the Z5properties that included more than one house on the same pardéf &ere valued
at more than $1 million with a median e of $1285,800
1 There were 8 two-family homes (8 units) valued between264,600and $2,645,600 with a
median value of $63,600 The number of these properties has declined from 41 in 2012. As
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these dwellings are typically among the most affordabléhe private housing market, given the
rental income that is derived, this loss represents some erosion of affordability.
9 There were seven (7) threfamily properties (21 units) with valuations ranging from
$397,500 to $1,768,000 and a median of $1,009,
1 Values for nine (9) four to eighmit properties ranged from $408,900 to $1,191,500
and had a median valuation of $586,900.

Rentals
Table 332 presents information on rental costs from 1990 to B0based orcensus estimates

Table 332: Rentd Costs
1990 to 2016

1990 2000 2010 2016
Gross Rent # % # % # % # %
Under $200 59 8.7 0 0.0 0 0.0
$200-299 33 4.9 21 3.3 29 5.6 61 10.9
$300-499 230 33.9 65 10.1 24 4.6
$500749 233 34.3 264 41.2 40 7.7 184 32.9
$750999 37 5.4 111 17.3 143 27.7
$1,0001,499 4 0.6 87 13.6 150 29.0 171 30.6
$1,500 + 0 0.0 39 7.5 94 16.8
No Cash Rent | 83 12.2 93 14.5 92 17.8 49 8.8
Total* 679 100.0 641 100.0 517 100.0 559 100.0
Median Rent $479 $671 $971 $1,027

Sources: U.S. Census Bureau, Censu3 4899 2000 Summary File 3 and 2&@E.0and 20122016 American
Community Surveg-Year Estimates.

The rental market has changed substantially as the median rent more than doubled between 1990 and
2010, going from $479 per month to $97thcreasing to $127 according to 2016 census estimates

Based on 2010 census estimates, abouttw& A NRa 2F (KS (2¢6yQa NByll f dz
$750, 7.5% above $1,500he number and percentage of units renting for more than $1,500 more than
doubled betwea 2010 and 2016 to 94 and 16.8% of all occupied rental uhits.also important to

note that the census counts included 139 subsidized units, which representefifthnaf all rental units

in Chatham.

Local realtors indicate that they receive fé@vany listings for yearound or winter rentals. As one

NEFf G2 NJ Lddzi A G2 thatl reft bugeBd |éas @eReNdore in Ore vaek tie Summer

than | can make over mongfin the winter. Why would I rentostde2 ¥ (G KS & dzy Y9®NJ a S| a2
nevertheless mentioned that the community could use more rental housing.

Internet listingson recent rental offerings iApril 2018 ér Chathamare providedbelow with only
severalyearround listings.Given the time of the year, as the market geapsfor the summer season, it
is not surprising that there would be fewer listings than usual, nevertheless, one would expect
somewhat more listings tated tonormal turnover.

1 $740 for a studio apartment of 200 square feet that also included the requireofeénhours of
housekeeping per week.
1 $2,000 for a fowbedroom, twobath house with 1,344 square feet, utilities included.
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1 $9,800 for a fobedroom, fourbath townhouse in a local condo complex with substantial
amenities.

Most apartments require first Y R £ &G Y2y iKQa NByd L) dza | &SOdzNR
Y2y i KQa NBgoagartme6t2hidd tdtals 8 30din upfront cash, an amount that many
prospective tenants just do not have.

Summer rentals ranged considerably from ab®Lf000 per week for tiny cottages to well over $10,000
per week for larger houses with access to the waied other amenities

3.25 Affordability of Existing Housing

While it is useful to have a better understanding of past and current housing @tdstalso important to
analyze the implications of these costs on affordabilifhis section focuses on a projected analysis of
housing demand and supply from 2015 through 2025, affordability gaps, cost burdens and foreclosure
activity.

Housing Unit Bmand

The Regional Housing Market Analysis prepared for the Cape Cod Commission and Barnstable County
also analyzethousinggaps, looking at housing supply and demand at various income levels for both
homeownership and rental units, including yeaund and seasonal unit®. The countywide findings

indicate that housing unit demand through 2025 will be greatest iraifpe65 pluscategory while

demand for units in the 15 to 24 age range is expected to decline given increasing housing costs relative
toproiSOG SR Ay O02YS INRGIKOD Gh@SNIfftx RSYIFYR Ay (G(GKS
round units by 2025 (or an average annual rate of 270-yeand units per year). Demand for owner

units is expected to increase by 2,137 units by 2025 (or an amateeof 214 units per year). Rental unit
demand is expected to increase by 575 units (corresponding to an annual increase of 58 units per

& S I NIhdsé estimates correspond to an overall annual housing growth rate of 0.3% faoyedr

units comparedo 0.6% for seasonal ones.

Table 333 provides the housing unit demand analysis for Chatham. These figures indicate that while
total housing denand will increase by 4.7Between 2015 and 2025, from 7,119 to B35units, this

growth will be relatively eanly split between yearound and seasonal/second home units. Atstthe

new yearround units projected to be built between 2015 and 2025, 135 or 81% are estimated to be
ownership units versus 19% for rental#h all of the growth in singkéamily units. Given the 19%

growth rate of rentals, it is surprising there was not some commensurate increase irfamily units.
Additionally, this analysis suggests that households will grow by 3% during this period, surprisingly and
guestionably significantlipwer than the5.3%growth of yeafround units.

25The methodology was based on a December 2016 Forecast where the number of future housing units would be

a function of the number of forecasted housing completions, using a statistical regressionsafaalgsach

category of housing type from 1980 through 2015.

2 Crane Associates, Inc. and Econofntc2 f A 08 wSa2dz2NOSax awS3aazyltt | 2dzaAiy
anaz

2 3
al aal OKdzaSGGazé LINBLINBR F2NJ GKS /| LIS20¥7paRe 712 Y YA & y

Chatham Housing Production Plan Page43



Table 333: Change in Units/Households

2015 2020 2025 Percentage Change
20152025

Total Units 7,119 7,242 7,455 4.7%
Yearround Units | 3,117 3,172 3,283 5.3%
Singlefamily 2,815 2,879 2,976 5.7%
Multi-family 302 294 302 0%
Owner Units 2,547 2,592 2,682 5.3%
Renter Units 570 601 601 5.4%
Second Home Uni{ 4,002 4,069 4,171 4.2%
Households 2,816 2,845 2,900 3.0%
Source: Crane Associates, Inc. and Economic & Policy Resouve&3 A 2y £ |1 2dzaAy 3 al NJ SiG !
[ 2dzyiier al aal OKdzaShGidazé LINBLI NBSR F2NJ GKS /LIS /2R [ 2)

The Regional Housing Market analysis alstimatedthe gap between housing demand and supaty
differentincome levels for both homeownership and rentaldie analysis also includes estimates for
2015 and 202@ssummarized in Tables® and 335, respectively.

This analysis uses the affordability threshold of 30% of household inbasszl orHUX) definition that
households spending more than this amount as overspending or cost burdened. The analysis defines
supply within a particular income range as those units that are affordable if all units were available.
Demand is defined as the number of housklsowithin the particular income range. The difference
between the units available and affordable (supply) and the number of households that can afford them
(demand) results in the gdpr each income range.

The Regional Market Analysis points out tkame households are spending far less than 30% of their
income level and not demanding housing units that are affordable based on their income level. This is
occurring throughout the Cape due to the large numbers of older residents who have paid pff thei
mortgageand thushave lowered their monthly housing costs. The report indicates that this is
particularly an issue with moderatelalued homes in the $200,000 to $400,000 range, thus showing an
oversupply of housing units at this price rangesome ommunities In effect there is not an

oversupply of units anywhere on the Cape, regardless of household in@ndehere are a great

number of households at lower income levels competing for these units as there are not enough
available within their incme range

Table 334 uses the median household incomes of homeowners and renters of $78,409 and $23,939,
respectively, and applies percentages of these to get at the affordability gaese Thcome levels are
relativelyclose to the 201&rea median iname (AMI)limits for a threeperson household earning at

100% and 30% of AMI, respectivedg,shown in Table-80. These calculations indicate that there is a

gap of 535 homeownership units and 78 rental units for households earning at or thed@0%levels.
Another 346 ownership units and 165 rental units are needed for those earning between 50% and 80%
of median homeowner and rental incomes, respectiveline analysis indicates that there is a gap of

only 51 owner units and 11 rental units for thosarning abovehe 80%levels
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Table 334: Estimated Gagpin Housing Demand and Supply
2015

Homeownership Units 50%MHI 80%MHI | 100%MHI | 120%MHI| > 120%MHI

Income(based on 2015 census $39,205 $62,7Z7 $78,409 $94,091 | >$94,901
estimates of median homeowner
income of $78,409)

Affordable Price $144,754 $244,836 | $312,369 | $380,069 | >$380,069
Estimated Unit Demand 575 377 276 230 1,089
Estimated Unit Supply 40 31 256 199 2,021
Affordability Gap in Units 535 346 20 31 -932
(Demand Minus Supply)

Cumulaive Demand 575 952 1,228 1,458 2,547
Cumulative Supply 40 71 326 525 2,547
Cumulative Gap 535 881 901 933

Rental Units

Income(based on 2015 census $11,970 $19,151 $23,939 $28,727 | >$28,727
estimatesof median renter income

of $23,939)

Affordable Pricgbased on 30% of | $299 $479 $598 $718 >718
monthly income)

Estimated Unit Demand 153 171 50 27 170
Estimated Unit Supply 75 6 39 45 405
Affordability Gap in Units 78 165 11 -19 -235
(Demand Minus Supply)

Cumulative Demand 153 324 374 400 570
Cumulative Supply 75 81 120 165 570
Cumulative Gap 78 243 254 235

{2dzNOSY / NryS 13a20AFGSax LYyO® FyR 902y2YA0O g t2fA0e
[ 2dzyier al aal OKdzaSGdazé LINBLI NBtehleEauNy, fuke0,20171JS / 2R / 2
Cumulative supply and demand based on estimated figures at a particular income level plus estimations from each
lower income level.

Assumptions includealculatiors for three-personhousehold spending 30% of income, 95%dirting with 5%

down payment 3.93% interest rateand monthly utility costs of $165 for rental units.

Table 335 indicates that by 2025, the gap between housing supply and demand will widen considerably
for homeownership units with a cumulative total 492 units, including 1,012 units for households
earning at or belovihe 80%o0f median homeowner incomeompared to 933 and 881 in 2015,

respectively.

This 2025 analysis suggests some cumulaitiweease in the need for rental units for those earnaigr
below 120%of the median renter household incona 264 units compared to 235 2015 While the
2015 figures suggest more than enough affordable units in the 100% to 120% incomgthar@25
figures indicate a gap of 50 units. The 2025 figaiss estimate decreases in tigaps of theother
income ranges except for those at or below 50Bthe median renter household incomeSuch
decreasesre largely the result of a declining supply of rentalhalower income levels with 84% of
rentals afordable to those earning abovle 120%levelin 2025 compared to 71% in 2015.
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Table 335: Estimated Gapin Housing Demand and Supply

2025
Homeownership Units 50%MHI 80%MHI | 100%MHI | 120%MHI| > 120% NHI
Income(based on projected mediaf $47,887 $76,620 $95,775 $114,929 | >$114,929
homeownerhousehold income of
$95,775)
Affordable Price $144,480 $243,544 | $310,346 | $377,305 | >$377,305
Estimated Unit Demand 632 421 293 253 1,083
Estimated Unit Supply 31 10 18 47 2,575
Affordability Gap in Units 601 411 274 206
(Demand Minus Supply)
Cumulative Demand 632 1,053 1,346 1,599 2,682
Cumulative Supply 31 42 60 107 2,682
Cumulative Gap 601 1,012 1,286 1,492 1,492
Rental Units
Income(based on projected mediaf $9,799 $15,678 $19,598 $23,518 | >$23,518
renter household income of
$19,598)
Affordable Pric€based on 30% of | $245 $392 $490 $588
monthly income)
Estimated Unit Demand 119 86 104 54 329
Estimated Unit Supply 21 51 22 4 503
Affordability Gap in Units 98 35 81 50 -174
(Demand Minus Supply)
Cumulative Demand 119 205 309 362 691
Cumulative Supply 21 72 94 98 601
Cumulative Gap 98 133 214 264 354

{2dzNOSY / NryS 13a20AFGSax LYyO® FyR 902y2YA0O g t2fA0e
| 2dzy ez al a&pa@kfozihédCafiedChECormaNgdsion and Barnstable County, June 30, 2017.

Cumulative supply and demand based on estimated figures at a particular income level plus estimations from leach
lower income level.

Assumptions included a household spending 3@%ame, 95% financing with 586wn payment 5.94% interest

rate, and monthly utility costs of $165 for rental units.

Affordability Gaps

Another calculation of the affordability gap involves computing the difference between the median
priced unit and wht household earning at arious income levels can afford using median income levels
by tenure. TheRegional Housing Market Analysistimated thesegaps based on various income ranges
for both 2015 and 202&assummarized in Tables3 and 337, respecitely.

The 2015 analysis estimates an affordability gap36,414 for homeowners earning at the 80%
median homeowner incomkevel, the difference between the median priced sinfenily home at the
time of $621,250 and what this household could affords244,836. The gap narrows as incomes levels
increase to a gap of $241,181 for a household earning at I0Aedian level It should be noted that

the 2017 median house price is lower than the 2015 one, at $592¢&@Dthus the affordability gaps
would be somewhatower as well

Table 336 also calculates the affordability gaps for rent@r2015 once again based on different
income levels.The report appliec monthly median rental of $885 aradutility allowance of $142vith
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affordability gaj rangng from $596 for a household earning at 5@¥%the median household income of
rentersto $416 for one earning dhe 80%level Even those earning #te 120%limit are calculated to
have a gap of $177. Givening rents with a median gross rentdl$1,027 basedn 2016 census
estimates, these figurdgkely underestimate the existing affordability gaps for rentals.

Table 336: Estimated Affordability Gaps

2015
Homeownership Units 50% AMI 80% AMI 100% AMI 120% AMI
Income(based on 2015 census $39,205 $62,727 $78,409 $94,091
estimates of median homeowner
income of $78,409)
Affordable Price $144,754 $244,836 $312,369 $380,069
Median House Price $621,250 $621,250 $621,250 $621,250
Affordability Gap $476,496 $376,414 $308,881 $241,181
Rental Units
Income(based on 2015 census $11,970 $19,151 $23,939 $28,727
estimates of median renter income
of $23,939)
Monthly Household Income $997 $1,596 $1,995 $2,394
% of Income for Housing 30% 30% 30% 30%
Affordable Gross Price $299 $479 $598 $718
Median Rent $753 $753 $753 $753
Utility Allowance $142 $142 $142 $142
Monthly Gross Rent (Includes $895 $895 $895 $895
Utilities)
Affordability Gap $596 $416 $297 $177
{2dzNOSY / NryS 12a20AFGSazx Ly OoIHoysiRg MaRe Xnalysis, Barrmstatie2 A O @
[ 2dzyier alaal OKdzaSididazré LINBLINBR F2NJ GKS /LIS /2R [ 2)

Assumptions include calculation for thrperson households spending 30% of income, 95% financing with 5%
down paymem, 3.93% interest rateand monthly utility costs of $I2 for rental units.

Table 337 includes the same analysis projected for 2025. Projected affordability gaps increase
considerably for homeownership, from a gap of $376,414 for those earning abB@fdian
homeowner household incomia 2015 to $776,537 by 2025 for example. This is largely due to the
projected increasén the median house price to $1,020,081 from $621,250 in 2015 and very limited
changes in the estimated affordable prices on whioh gaps are based. The gaps remain extremely
high even for those earning #te 120%level

This analysis forecasts that the rental housing gap will decrease by 2025 to $508 for a household earning
at the 50%of median renter household inconfeom $596in 2025 for example. These declines are

largely based on a projected decreaseha medianrent to $588 and only modest increases in the

utility allowance. As the supply of the more affordable rentals is projected to decrease somewhat (see
Table 335),it is surprising that the rents wodldecline, particularly to such an extent.
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Table 337: Estimated Affordability Gaps

2025
Homeownership Units 50% AMI 80% AMI 100% AMI 120% AMI
Income(% of MediarHomeowner | $47,887 $76,620 $95,775 $114,929
Household Income $95,775)
Affordable Price $144,480 $243,544 $310,346 $377,305
Median House Price $1,020,081 $1,020,081 $1,020,081 $1,020,081
Affordability Gap $875,601 $776,537 $709,735 $642,776
Rental Units
Income $9,799 $15,678 $19,598 $23,518
(@ 30% AMI limits) (f
Median = $19,598)
Monthly Household Income $817 $1,307 $1,633 $1,960
% of Income for Housing 30% 30% 30% 30%
Affordable Gross Price $245 $392 $490 $588
Median Rent $588 $588 $588 $588
Utility Allowance $165 $165 $165 $165
Monthly Gross Rent (Includes $753 $753 $753 $753
Utilities)
Affordability Gap $508 $361 $263 $165
{2dzNOSY / NryS 18a20A1rG8SaX LyO® yR 902y2YA0O g9 t2fAalde
[ 2dzyiez al aal OK dzheDape £adConmisBonianyBarstab® County, June 30, 2017.

Assumptions include calculation for thrperson households spending 30% of income, 95% financing with 5%
down payment, 5.94% interest rate, and monthly utility costs of $165 for rentas unit

Focusingoi KS ¢26y Q& YSRALFY AyO2YS fS@St 2F bcpItpns
household could likely afford a singiemily home of about $281,508. Therefore, the affordability gap

would be $311,000, the difference between the mediause value of $592,500 (based on The

2 | NNBy Qa DNE dzLi seeSable B9 and tAe\sfordable purchase price for a median

income earning household of $281,500. This gap widens only modes®200®0when calculating

the gap for those earnmat 80% AMI, or $62,100 for a household of three in 2018 (see Tife8ho

can afford a home of about $265,50B80r a tweperson household earning at 80% AMI ($55,200), the

gap would be approximately $356,300.

With respect to condos, the medianiped condo was $299,0G% ofthe end of 2017 while the median
income earning househol@65,750)could afford a condo of approximatel®45,500 Consequently,
the gap is $3,50Q the difference betwee$299,000and $245,500 The gapvidens to $9,800for a
two-person household earning at 80% A(#55,200)and $130,000for a singleperson household
(earning at $48,300)If the median condo price bounced back to one closer to the 2016 median of
$422,000, the gaps would be considerably higher. Also, gsimerest rates, insurance costs, and
utility expenses will all contribute to widening affordability gaps.

2" Based on interest rate of 4.75%,-§6ar fixed mortgage term, 2018 property tax rate of $4.87 per thousand,
insurance of $6 per thousand for singlamily homes and $4 per thousand for condos, $250 monthly condo fees,
the purchaser spnding 30% of income on housing costs, and 95% financing assuming the purchaser could qualify
for a statesponsored mortgage program such as the ONE Mortgage Program or MassHousing mortgage that
would not require private mortgage insurance.
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Based on the median gross rental of $1,027 according to 2016 census estimatess the affordability
gapas the nedian income earning houseltb{$65,750)could afforda rental of about $1,47@remised

on not spending more than 30% of income on housing costs, including estimated monthly utility costs of
$175.

Cost Burdens

It is also useful to identify numbers of residemtso areliving beyondheir means based on their

existing housing costsThe census provides data on how much households spent on housing whether
for ownership or rental. Such information is helpful in assessing how many households are
encountering housing affordability pradrhs, defined as spending more than 30% of their income on
housing also referred to as cost burdens

Basedon20dSa A Yl 1Sa FTNRY GKS / Syadza . dz2NBIl dAI@a ! YSN& Ol
households, 0.5% of the homeowners in Chatham who had a tpage, spending between 30% and

34% of their income on housing and anoti2&3owners, 0r23.26, spending more than 35% of their

income on housing expenses. Even some without a mortgage were overspending on their housing
including8 spending between 30%nd 34% and anothet57 spending more than 35% of their income

on housing expenses. Thb88, or 27% of all ownehouseholdswere overspending on housing based

on these estimates.

In regard to renterst64 renter household or12.5% were spending betwee30% and 34% of their
income on housingostsand another307 or 60.246 were allocating 35% or more of their income for
housing, for a total 0871renters who were overspending or abawto-thirds of all renterhouseholds

This data suggests that altaper 969households or mor@5% of all Chatham households were living in
housing that is by common definition beyond their means and unaffordable

HUD also prepares a report that summarizes cost burdens by teimgmeme levebnd type of
household The results, based d2010-2014American Community Survey datatést report availablg
are summarized in Table3B andsuggest greater cost burdengludng:

1 This data suggests that there wet€l68 or about 41% of dlbuseholds who were earning @t
below 80%median family income\FIl) and might be eligible for housing assistance based on
income alone.This is up considerably from 943 or 30% of all households in 2009.

1 This data also estimates th@fl3households (21 renters and702 owners) werespending too
much on their housingip from 884 households in 2009.

9 Of thel,168total households earning at or below 80% M¥H4 or 55%were spending more
than 30% of their income on housing a#@2 or 34%were spending more than half of their
income onhousing.

1 Atotal of 269households, earning more than 80% MFI, were spending too much on their
housing as well.

Renter Households

1 There were 483 renter households counted in this data and of these 244%mwere
experiencing cost burdens.

1 Of the378renter households earning at or below 80% MP¥ were spending between 30%
and 50% of their income on housiagd another 107 wre spending more than half of their
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income on housing expense@f these existing renter households, none of those earningemo
than 80% MFI were experiencing cost burdens and only 4 earning between 50% and 80% MFI
were overspendingThe focus of rental housing production should be on those earning at or
below 50% MFI to the greatest extent possible.

91 A total of 183 of the rentehouseholds were 62 years of age or older and only those earning at
or below 50% MFI were spending too much on their housing. This included 92 households or
78% of the 118 elderly househaldarning below this income range.

1 There were 85 small family heeholds earning at or below 80% MFI and of these 60 or 71%
were spending more than half of their income on housing, demonstrating a need for more
subsidized rentals for families.

1 There were only 20 large families renting in Chatham, none who were experecost
burdens.

9 There were also a high number of renters who were nonelderly, single individuals with a total of
155 such households, 135 or 87% earning at or below 80% MFI and 55 or 36% with cost burdens.

These individuals might be well served by #wailability of more accessory apartmeiatsd
other smaller rental units

Table3-38: Type of Households by Income Category and Cost Burdens

2014
Households | Households | Households | Households | Households| Total/

Type of earning < 309 earning > 30{ earning > 50{ earning > 80| Earning > | # with
Household MFI/# with to < D% to < 80% to <100% | 100% MFI/ | cost burdens
cost burdens | MFI/ # with | MFI/# with | MFI/# with | # with cost

*x cost burdens cost burdens| cost burdens Burdens

Elderly Renterd 54/25-8 64/55-4 35/0-0 10/0-0 20/0-0 183/80-112
Small Family | 35/0-25 35/0-35 10/4-0 35/0-0 10/0-0 125/4-60
Renters
Large Family | 0/0-0 10/0-0 0/0-0 0/0-0 10/0-0 20/0-0
Renters
Other Renters | 65/10-35 10/10-0 60/0-0 0/0-0 20/0-0 155/20-35
Total Renters | 154/35-68 119/65-39 105/4-0 45/0-0 60/0-0 483/104-107
Elderly Owners 80/4-55 205/70-45 250/15-55 140/14-10 695/45-20 1,370/148185
Small Family | 35/0-35 30/10-0 70/35-15 50/35-0 500/65-20 635/14570
Owners
Large Family | 0/0-0 0/0-0 10/0-0 4/0-0 35/10-0 49/10-0
Owners
Other Owners | 45/0-45 40/4-35 25/0-10 25/0-20 105/20-10 240/24-120
Total Owners | 160/4-125 275/84-80 355/50-80 219/49-30 1,335/14050| 2,344/32F375
Total 314/39-203 394/149119 | 460/54-80 264/49-30 1,395/14050| 2,827/431-482

Source: U. S. Departmeof Housing and Urban Development (HUD), SOCDS CHAS Data, and American Community

Survey, 2012014. Median family income (MFI) is the equivalent of area median income (AMI) in this report.

** First number is total number of households in each categorgésrl is the number of households paying

between 30% and up to 50% of their income on housing (with cost burdearg] third number includes those

who are paying more than half of their income on housing expenses (with severe cost burdens). Small families
have four (4) or fewer family members while larger families include five (5) or more members. Elderly are 62 years

2F¥ 38§
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Owner Households
1 There were 2,344 owner householdsthis report, 702 or 30% with cost burdens.
1 Of the 790 owner households earning within 80% MFI (up from 704 in 2009), 423 were spending
too much (up from 399) including 285 or 38#0 were spending more than half of their
earnings on the costs of housifgp from 264 in 2009).

1 DAGSY |/

KIdKFEYQa o6d2NBS2yAy3

ASYA2NI LR LA | GA2y

62 years of age or older. Of theS83 or 24% were experiencing cost burdens.
1 A total of 535 or 39% of all elderly owners were eagram or below 80% MFI and of these 244
or 46% were overspending on their housing. This population might benefit from having an
accessory dwelling unit or some further relief on property taxes and utilities.
1 There were 636mall family owner households, Bwhich were earning at or below 80% MFI.
Of these, 50 or 37% were spending more than half of their income on housing costs.
1 There were only 49 large family owner households, none with cost burdens who were earning
below 100% MFI.
9 Of the total 240 indidual owners below 62 years of age, 144 or 60% were overspending and of
these 105 or 73% were earning at or below 80% MFI.

Foreclosures

Another indicator of affordability involves the ability to keep up with the ongoing costs of housing which
0KS GodzNEGAY3I 2F (KS K2 dza)
This recession forcesbme Chatham homeownets confront the possibility of losing their home

through foreclosureas shown in Table-39.

some residers havefound challengngd A y O S

While there were no foreckures prior to 2010, there have beé# foreclosure auctions ang4

petitions since then with the highest level of foreclosure activity in 2017. Wiithpetitions to

foreclose andneauction injust little morethan a quarter of 2018, this year may pass numbers from
last. This mayrelate to a backlog of cases that have been on hold pending court cases and the need to

clarify new regulations

Table 339: Foreclosure Activity, 2007 throughpril 16, 2018

Year

Petitions to Foreclose

Foreclosure
Auctions

Total Activity

1/1/18-4/16/18

=

2017

2016

2015

2014

2013

2012

2011

2010

2009

2008

2007
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Total

24

=
»

N
o

Source: The Warren Groupanker & Tradesmatpril 16, 2018.
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3.2.6 Subsidized Housing Inventory (SHI)

Federal and state programs offer a number of different definitions of affordable housimgoted
earlier,the U.S. Department of Housing and Urban Development (HUD) generally identifies units as
affordable ifthe costs of renting or owning home are// 2 Y2 NB GKIy om: 27F |
households are paying more thanslamount, they are described as experiencing housing affordability
problems; and if they are paying 50% or more for housing, they harsxes@ousing affordability
problems and severe cost burdens.

K 2 dz

Housing subsidy programs are typically targeted to particular income ranges depending upon
programmatic goals. Extremely lémcome housing is directed to households with incomes at or below
30% of area median income as defined by the U.S. Department of Housing and Urban Development
($23,300 for a family of three for the area) and verydoaome is defined as households with incomes
between 30% and 50% of area median income ($38,800 for ayfafitihree). Lowand moderate

income generally refers to the range between 50% and 80% of area median incg2nEOEHor a family

of three at the 80% level). These income levels are summarized in T4BldrBaddition to the income
limits calculatedby the Community Preservation Coalitifur the 100% AMlevel what they refer to as
moderateincome households. Another income level of 120% is also offered, based on the Community
Preservation Coalition figures.

The Community Preservation Act (CBK9ws Community Preservation funding to be directed to those
earning up tal00%AMI. Additionally, some housing developments incorporate several income tiers. It
should be noted, however, that those units that involve occupants with incomes higher 8aroB

area median income, while still serving local housing needs, will not count as part of the Subsidized
Housing Inventory unless they are part of a Chapter 40B rental development where 100% of the units
would qualify for inclusion in the SHI.

Table 340: 2018 Income Levels for Affordable Housing in Barnstable County

# in Householg 30% AMI 50% AMI 80% AMI 100% AMI 120% AMI

1 $18,100 $30,200 $48,300 $60,340 $72,48
2 20,700 34,500 55,200 68,960 82,752

3 23,300 38,800 62,100 77,580 93,096

4 25,850 43,100 68,950 86,200 103,440
5 29,420 46,550 74,500 93,096 111,715
6 33,740 50,000 80,000 99,992 119,990
7 38,060 53,450 85,500 106,888 128,266
8+ 42,380 56,900 91,050 113,784 136,541

Source: L& Department of Housing and Urban Development (HiD)30%, 50% and 80% of Area
Median Income (AMI) levels and the Community Preservation Coalition for the 100% AMI figures with the
120% AMI level calculated based on the 100% limits.

A common definition of affordable housing relates to the Chapter 40B compsahes permit program.
The state established legislation for promoting affordable housing under the Massachusetts
Comprehensive Permit Law (Massachusetts General Laws Chaptéf 40 legislation allows

28 Chapter 774 bthe Acts of 1969 established the Massachusetts Comprehensive Permit Law (Massachusetts General Laws
Chapter 40B) to facilitate the development of affordable housing for bovd moderateincome households (defined as any
housing subsidized by the federal state government under any program to assist in the construction of dovinoderate

income housing for those earning less than 80% of median income) by permitting the state to override local zoning and other

Page52

Chatham Housing Production Plan



developers to override local zoning if the prdjeteets certain requirements, the municipality has less
than 10% of its yearound housing stock defined as affordable in its Subsidized Housing Inventory (SHI),
or housing production goals are not met. Specifically, all SHI units must meet the foliwiténg:

1. Subsidized by an eligible state or federal prog@mapproved by a subsidizing agency

2. Subject to a longerm deed restriction limiting occupancy to income eligible households for a
specified period of timéncreasingly moving towards as longeriod of time as possible.

3. Subject to an Affirmative Fair Housing Marketargl Resident Selectidplan.

4. Be affordable to households earning at or below 80% AMI.

Most statesupported housing assistance programs are targeted to households earning sdirtiés

level, at or below 80%MI, however, others, particularly rental programs, are directed to those earning

at lower income thresholds. For example, the Low Income Housing Tax Credit Program subsidizes rental
units targeted to households earnirag 50%and 60%AMI. Firsttime homebuyer programs typically

apply income lirits of up to 80% AMI It is worth noting that according # special HUD repoft, 168 or

about 41% of all householdgould have likely been incorraigible foraffordable housing usintpe
80%AMIincome criterion without consideration of financial asséthis is up considerably from 943 or

30% of all households in 2009.

CurrentInventoryg/ KI G KI'Y A& KFfFglre (261 NRailityggs8iAy3 GKS
Table 341 summarizes th units included in the Subsidized Housing Inventory (SHI), the list of
FFF2NRFIO0fS RgSttAYyd dzyAda GKFEG GKS adlrasS NBO23y)
affordability goal or annual housing production goals. This SHI incliddedfordable housing units,
representing 5.03% of the total yeasund housing stock of 3,460 unifthe vast majority of the SHI

units are rentals (139 units or 80%), which includes special needs housing in group séttisgs.

represents an increase of g#%) units from the 168 SHI unitsthe previous 2013 Housing Production

Plan based on thimclusionoff S@A Qa t I G K Iy R al AyprdedsNB&efore, tBeY Y dzy A
Town has not yesumpassed the Chapter 40B 10% affordability threshold. Thansmthat Chatham is

not exempt from comprehensive permit projects that enable developers to override local zoning in
exchange for meeting state guidelines in building affordable housing.

Expiring affordability restrictions will eliminate the five (5)tarthat were rehabilitated through the
Homeownership Rehab Program, with CDBG funding administered through the Lower Cape Cod
Community Development Corporation (renamed the Community Development Partnership), that had
shorterterm affordability restrictims. This funding is no longer availatdeChathamhowever.

restrictions in communities where less thaf% of the yearound housing is subsidized for leand moderateincome
households.
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Table341Y / KI GKIFYQa {dzowaARAT SR
# SHI | Project Type/ Use of a Affordability

Project Name Units | Subsidizing Agency CompPermit | Expiration Date
The Anchorage* 40 Rentaiseniors and disabled/DH({ No Perpetuity

HUD
Capt. Bearse Congregate Houq 19 Rentalg seniors with services/ | No Perpetuity

DHCD
Family On Site Housing* 10 Rentalc families/DHCD No Perpetuity
Fellowship Health Resources | 6 Rentd ¢special needs/DHCD No Perpetuity
Group Home*
Group Home* 8 Rentalg special needs/DHCD No Perpetuity
Group Home 2 Rentalg special needs/DHCD No Perpetuity
DDS Group Home 3 Rentalc special needs/DDS No NA
Chatham Housing Opportunity | 21 Ownershp/DHCD Yes Perpetuity
Program/CHOP*
Lake Street Affordable Housing 50 Mix of 47 rentals and 3 ownersh| Yes Perpetuity

units/DHCD, FHLBB and Town

Chatham
Housing Rehab Program 5 Ownershipc rehab/DHCD No 9/17 ¢11/19
MCI Housing Savings Program| 4 Rental/DHCD No 2026
[ SOAQA t I GK 2 Ownership/DHCD Yes Perpetuity
Main Street Community Housin 4 Ownership/DHCD Yes Perpetuity
TOTAL 174 139 rentals, 30 ownership, and | 77

5 rehab 40B units

Source: Massachusetts Department of Housing and Community Developmehf,AR6011.8

*Chatham Housing Authority units ds involvement

Many communities in the state have been confronting challenges in boosting their relatively limited
supply of affordable housing. The affordable housing levels for Chatham and neighloonimgicities

are visuallypresented in Figure-3 as of September 14, 201 Affordable housing production varies

substantially among these communities with none past the 10% state affordability threshold, but with
Orleans getting closat 9.2% and only2.1%in Eastham. Chatham, Brewster and Harwich are all about

at the halfway level with Dennis and Yarmouth not far behind.
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Figure 37: SHI Units for Chatham and Neighboring Communities
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Table 342 provides a breakdown d@Zhatham Housing Authorit€©HA units by the size of elderly or

family housing (number of bedrooms). It also indicates the numbers of applicants on the wait list who
are Chatham residents and those who currently reside outside of town. Clearly local applicants have
shorter wait times, howevewaitsstill remain long, rangig from two (2) to seven (7) years. The
numbers on the wait list have also increased since 2013, up tadd&lapplicantsrom 209and from

10 to 53 local ones

Table 342: Chatham Housing Authority Housing Unit Wait Lists

Project Units | # Bedrooms Wait List Local/ | Wait Times/Local
Local Applicants| Applicants*

The Anchorage 40 All 1-bedroom 204/26 5to 7 years

Capt. Bearse House| 19 with | Studios and two, 10/0 0-2 years

services | 2-bdrm units for
couples/2 handicap
accessible units

Family On Site 10 2 2bedroom 357/27 5to 7 years, longer for th
Housing 8 3bedroom/ handicapped accessible
2 handicap units
accessible units
Total 69 571/53

Source: Chatham Housing Authority, as of April 17, 2018.

* Applicants are served by date of applicatj however, as mandated by the state, veterans and emergency
applicants have priority over local standard applicants. Local applicants go aheadlotabapplicants on the
waitlist.

In addition to owning and managing the Anchorage, for seniors andgey disabled individuals, and
the family units at their Famil@n Site Housing development, CHA is responsible for the following
projects and programs

1 Captain Bearse House
This project provides a congregate living setting for seniors. Each oluidfie siits has a half
bath but showers are shared on each floor. CHA has a much shorter waitlist for this program.
While there are two, twebedroom units for couples, typically the Housing Authority has to fill
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these with single individuals. Cape CadkEBervices evaluates each of the tenants and
determines the level of care that is required by numbes@ivicehours. These hours are
pooled for all tenants and support an @ite service provider.

1 Property Improvements
CHA has received state capitaprovement funding from DHCD for its Anchorage and Family
On Site Housing developments and is coordinating the improvements ovév#gear term of
the funding.

1 Group Homes
CHA also manages two group homes, one that is leased by Fellowship Hassinge8s for the
Department of Mental Health (DMH) clients and the other for clients of the Department of
Developmental Disabilities (DDS).
Service

1 Rental Assistance Subsidies
CHA manages eleven (11) MRVP vouchers with five (5) of the voucher hoidgrs [®hatham.
These rental subsidies are provided to qualifying households renting units in the private housing
market, filling the gap between an established market rettte Fair Market Rent (FMR)and a
LR NIA2Y 2F (KS K2 dzzadiKgeahtéd@aapphcgh@ 2vho $edide otaklS F S NB y
employed in Chatham. Applicants must also have incomes within 80% of area median income,
$62,100 for a family of three (3) based on HUD @icome limits. There is a considerable wait
for these housing vouchs, yet despite approval from the state to go up to 110% of the Fair
Market Rents, those who are issued rental subsidies have a difficult time locating units in
Chatham and the surrounding towns given the relative scarcity ofygeard units and high
rents.

1 Chatham Housing Opportunity Program (CHOP)
The Housing Authority has been the resale agency for this program that works to extend long
term affordability to homes where deed restrictions would bring purchase prices beyond the
means of those earningt or below 80% AMI. Until the state adopted a standard deed rider for
the sale of affordable homes (based on the AMI), such affordability restrictions typically
included resale price formulas indexed to housing market prices. As housing prices soared, s
did the calculated resale prices. CHA has saved 21 such affordable homes through CHOP to
date, involving an investment of $110,000 in CPA funding in addition to state subSHiasas
recently awardeds200,000 in CPA funds to usebarly-down money tosaveadditional
affordable properties under the older deed restrictions.

1 Chatham Voucher Program
The Chatham Housing Authority has developed a Town Voucher Program that offers qualifying
households a subsidy for a period of three (3) years that cordistshallow rent subsidy of not
more than $350 per monthThe Housing Authority calculates the voucher amount based on a
LI NIAOALF yiQa AyO2YSs SELSyasSa IyR NByd tS@S
the participant is responsible f@aromptly paying the balance of the rent amount.

Program participants must medte followingeligibility criteria:
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0 Must live and/or work in Chatham or have childremrolledin the Monomoy school
district.
Be current on their rental paymesitand in good standing with their current landlord.
0 A household member must remain employed-tithe over the course of the
three-year term of the Program.
0 Must meet the income guidelines established by the Barnstable HOME
Consortium.
Cannot be receivingther housing subsidies.
0 Mustsign a threeyear participation agreement that states their obligations
dzy RSNJ G4 KS t NPAN}rY @SNEdza (GKS 1 2dzaAy3 ! dziK
Funding Agreement, wtih further explains the Program

(@)

o

The Program iguinded with $150,000 of CPA fundsd iscurrentlysupportingl2 participants
with all funds committed. The lack of reasdily-pricedrents is arongoing problem

1 MCI Rent/Escrow Program
The Chatham Housing Authority has rehabilitated four (4) exjstouses on property included
in the National Register of Historic Places thasWrmerly owned by MCI Communications, the
site of the first Marconi Radio Station where wireless communication began. The property was
conveyed to the Town of Chatham, wiicurrently leases it to the Chatham Housing Authority
(CHA) for one dollar. The first two houses on the site were renovated with $160,000 from the
t26yQa 0dzZRISEG yR GKS 20KSNJ (g2 K2dzaSa FNRBY
towards two use categyies¢ community housing and historic preservation.

After the necessary improvemeés were made to these houseSHA leased them to qualifying
tenants through a lottery process. While half of the rents go to special escrow accounts for each
of the tenaris to use to purchase their own homes after the fixear program term, the other

half is used by the Housing Authority for ongoing maintenance and management of these old
houses CHA hasiad 16 families participate in the program, 4 are current tenarfisyére able

to buy homesandthe remaining2 were unable to either fulfill the program commitments or
secure a mortgage.

1 Lake Street Affordable Housing
Chatham provided CPA funds ($17,000 in predevelopment funding and $300,000 in gap
financing)to &t LJ f SGSNF IS aG+FGS FdzyRAy3a (2 AyONBIl &S
project on an approximately seveatre parcel on Lake Street. The parcel included about 5.4
acres owned by the Chatham Housing Authority, next to an existing affordaisiedwnership
development (Chatham Homeownership Opportunities), and a one plus acre lot owned and
donated by the Town to the project. The development includes 47 rental units developed by
The Community Builders (TCB), and another three (3) new home$yptikbitat for Humanity
of Cape CodAll of the units are affordablandincluded in the Subsidized Housing Inventory.
Theprojectincludes three (3) units for those earning at or below 80% of area median income,
and the remaining unitaretargeted toseveral income tiers below, including those earning at
30%, 50% and 60% of area median income. TCB manages the property and CHA is responsible
for any resales of the Habitat houses, the first resold in 2011.

Chatham Housing Production Plan Page57



The current wait list for the rental units &ake Street includes 12 applicants for the -one
bedroom units, 12 for the twdvedroom units, and 7 for the threbedroom units. All of the
applicants are local residents.

It should be noted that the Chatham Housing Authority is under a Management Agneevith the

Harwich Housing Authority, and was awarded the 2007 Outstanding Agency Award for their innovative
first-time homebuyer initiatives from the Massachusetts Chapter of NAHRO (National Association of
Housing and Redevelopment Officials).

Otherimportant Towninitiated affordable housingfforts include the following:

{ Balfour Lane
The Lower Cape Cod CDC (renamed the Community Development PartgqeZ&fjpand the
Friends of Chatham Affordable Housing (FOGAdlonger operationalledevelopeal a large
commercial condominium unit on the first floor and basement of an existing building on Balfour
Lane into four (4) affordable condominiums. This commercial condo space formerly served as
the offices of the Cape Cod Visiting Nurses Associatidre new condos are all twizedroom
units available to households earniagor below80% AMI, withinitial purchase prices of
$154,000. The building also houses three (3) markit units on the second floor, which were
not purchased and remain as markate housing.

The project was initially conceived by the Friends of Chatham Affordable Housing (FOCAH), a
local organization that raises private funds and provides advocacy for affordable housing.
FOCAH identified the property and raised money fromltdtal community, including a CPA
funding commitment of $135,000, to fund the cost of acquisition. Working with FOTIDP,
purchased the space in 2006 and assumed responsibilities for redevelopment.

Funding for the rehabilitation of the property imcled an additional $150,000 of Community
Preservation funding, substantial private funding raised by FOCAH, and a grant from Bank of
America. FOCAH a@DPwvorked with an abutting property owner to secure a donation of

excess sewer capacity, which resdlia the ability to hookup to the Town sewer and support

0KS LINRPLISNI&Qa OKIFy3aS Ay aEPiso goNt@byted@Bdny S NOA | €
G26FNRa GKS LINP2SOG o0& t26SNAYy3I Ada RS@GSt 2LIS
to conduct maketing and buyer qualification.

This project clearly demonstrates how effective private fundraising efforts can be in affordable
housing development, led by a local organization of concerned citizens. It also shows how a
partnership of these citizen&gcal government, a capable housing authority, and an
experienced regional neprofit development corporation can effectively work together, each
contributingits own resources and skills.

The project involved substantial Town support through the peingtprocess, which was done
locally without the use of Chapter 40B. The Board of Selectmen, in their role as Sewer
Commissioners, approved the connection to the Town Sewer in spite of a moratorium on sewer
transfers and connections. The Chatham PlanBiogrd approved a special permit for the

change of use from commercial to residential, and the Historic Business District Committee
approved improvements to the structure and grounds. Support resulted from the recognized
need for affordable homeownershigpportunities in Town, the strong partnership between
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FoCAH an@DRthe use of local donations, and the redevelopment of an existing property
within a designated growth zone. A change in use from commercial to residential was also
appropriate because dhe existing marketate residential units on the second floor.

CDPRworked with the existing marketate owners to allay concerns about the affordable units,
and to lay the groundwork for a healthy condominium association.

This projectisalsoanlexy LX S 2F F LILINBLINARF GS dayYl NI 3INRGGK
building, created density in a designated growth zone, supported residential development in a
mixeddza S +Aff 1 3S / SYGSNE YR AYyO2NLI2NI G§SR & aINB
construction.

For this particular project, the Town wanted all of the units to be reserved exclusively for
gualifying Chatham residents, and therefore the units are not included in the Subsidized Housing
Inventory. Nevertheless, the units are restricted affordable in perpetuity, and still fill a

compelling local need for affordable housing.

9 [ SOAQa t I (K
[ SPAQa tIGK gla + GFNASYRE& nn. ¢ LINRP2SOG (KNS
LINE2S 00 Qa O2YLINBKSY aA @7, A0R Kaveight (8phoreowne®hiNE S R
units, including two (2) affordable units. The project is located on a& w2 site on Main
Street. The market pricegmitially ranged from $450,000 to $500,000 while the twmedroom,
affordable homes were priceat $150,000.

1 West Chatham Projefflain Street Community Housing
CHA was able to purchase a property on West Chatham Road at a discounted price (purchased
for $300,000at about $200,000 below the market price). The $300,000 in acquisition money
camefror GKS ¢2¢6yQa ! FF2NRI o6t S |1 2dzaAy3 ¢NHz G Cdzy
from the developer of the Chatham Village project and then by CPA funding. Another $45,000
in Trust Funds was committed to help fund predevelopment costs. The Housimgridyutssued
a Request for Proposals (RFP) to solicit interest from a developer and selected Habitat for
Humanity of Cape Cod, whibhilt four (4) singlefamily homes (2 twebedroom and 2with
three bedroorns) for those earning at or below 65% AMI.

HAC is also administering 14 Section 8 Housing Choice Vouchers and selecting folks who applied in the
summer of 2012 from the 5,000 applicants on its waitlist.

Proposed/Pipeline Projects
There are other projects that include affordable units that are ingretlevelopment stages that include
the following:

1 Main Street/Chatham Village Project in South Chatham
This project was approved under a comprehensive permit for the construction of ten (10)
townhouse units on approximately 1.63 acres of land on Maieegtincluding two (2)
affordable twebedroom units targeted to those earning at or below 50% of area median
income. The developer has completed the buildang the unisare to be added to the SHI.
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1 George Ryder Road South
The Town issued an RFP foe development of 20,100 square fooparcel it ownsat 11
George Ryder Road Souwtfith proposals due on August 27, 2018. The Affordable Housing Trust
Fund acquired the property in 2013 ocated one lot south of Route 28, the site is accessible to
public water and sewer as well as public transportation.

1 Middle Road Project
The Town has identified a parcel it owns on Middle Road for possible development as affordable
homeownership units.The property includes about 3.5 acres, including some wetlands.

3.3  Priority Housing Needs

As the affordability analysis indicates in Section 3.2.7 above, significant gaps remain between what most
currentyearroundresidents can afford and what housing is available. In additoth purchasers and
renters are cofronted with substantial ugront cash requirements and credit checks when seeking
housing. Also, lonterm residents encounter difficulties keeping up with housing expenses including
taxes, utilities and insurance. It is no wonder tbthe 943 totalhouseholds earning at or below 80%

of median family income, 644 were spending more than 30% of their income on housing and 402 or 43%
were spending more than half of their income on housing.

Based ora number of sources includiriige housingsurveythe Town conducted in 2006, a Housing
Summit in 2007, the 2013 Housing Production Plaatdlated demographic and housing characteristics
and trends (Section 3.1 and 3.2), housing goals (Sectiora2@)nput from a wide variety of other
sources, the followig priority housing needs have been identified:

1. Households with Limited IncomesNeed affordable rental housing
Despite increasing household wealth, there still remains a population living in Chatham with
very limited financial means. Given the hig¥sts of rental housing, including sizablefumt
costs (first and last months rent, a security deposit, and/or moving expenses) and limited
development of such units, more subsidized rental housing is necessary to make living in
Chatham affordable, paktOdzf | N¥ @ F2NJ §KS O2YYdzyRighe Qa Y24ai
affordability gaps and cost burdens as well as long waits for subsidized housing further point to
a great need for affordable rental units. Additionally, almost all state subsidies are targeted
rental housing development.

2. Gaps in Affordability and Access to Affordable Housqyeed affordable homeownership
opportunities
Even though theommunityhas a very high level of homeownershigmost 836, there would
be a public benefit for thdown to promote opportunities for newer and younger households to
purchase a homeobtain a good joband establish roots in Chatham. A wider range of
affordable housing options is needed for these younger households entering the job market and
forming their own families as well as municipal employees, offearn employees, and seniors
looking to downsize.

3. Housing Conditiong Need home improvement resources
Programs to support necessary home improvemegitscluding deleadingaome modifications
such ashandicapped accessibility, and septic repairs for units occupied byalmvmoderate
income householdg are needed, particularly for the elderly living on fixed incomes.
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4. Special Needs HousirgNeed barrierfree units and supportive services
There weresignificant numbers of residents who claimed some type of disability, and given the
aging of the population, greater emphasis should be placed on housing that includes supportive
services, barriefree improvements, and increased conformance withversal design
guidelines for handicapped accessibility, adaptability and visitability.

A summary of housing goals based on these priorities is provided in FdBJg@&mised on producing

an average of 17 affordable units per yé#aat isreflectiveof production goals under the state Housing
Production guidelinewith a balance of abou#0% to 2% rental versus homeownership units. At least
10% of the new units produced should include handicapped accessibility and/or supportive services for
specialneeds populations and seniors. Goals for housing rehabilitation are based on at least two (2)
units per year and the ability to secure necessary subsidy funds.

Table 343: Housing Production Goals Based on Types of Units

Type of Units 1-Year Goals 5-Yar Goals

Rental Housing 14 units 68 units
Families/Individuals 11 51 units
Seniors 3 17 units

Homeownership Units 3 units 17 units

Total 17 units 85 units

Handicapped accessibility and/or supportive 2 units 10 units

services/about 10% of new units produced

Promote housing assistance for property

Improvements

2 participants in
improvement programs

10 participants in
improvement programs
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4. CHALLENGES TO PRODUCING AFFORDABLE HOUSING

While there arepressing needs for more affordable housing in Chatham, there also continue to be
formidable challenges to producing such housing in town including the following:

9 Limited Developable Property
Most prime properties have been developed, and there are fepagcels available that do not
involve development restrictions or environmental issues, such as wetlands. As a result, it will
become increasingly challenging to locate development opportunities for affordable housing.

A Buildout Analysis was condudta 2005 to estimate the potential number of remaining
RS@GSt2L) 6fS NBAARSYGAlFt LI NODSta Fa LINI 2F
Comprehensive Wastewater Management Plan (CWMP). This Geographic Information System
(GIS) parcel level analysi®k into account the following criteria: existing zoning, the
development/subdivision of all vacant developable parcels, subdivision of existing residential

LI NOStaz I mm: NBI NBRdAzOGAZ2Y 2F G&Adzo RADARIF 6
existing nonresidential use will remain the same. The primary focus of the analysis was on
differentiating between developable vacant parcels and undevelopable parcels. The initial
build-out analysis performed by the state earlier in the decade was also hgs®dthe criteria

noted above but the 2005 updated analysis also took the following issues into consideration:
conservation lands, conservation easements, proximity to wetlands, staff knowledge of specific
sites, and parcel configuration.

TheanalysisésA YIF § SR (KIdG 2F (GKS ¢2¢6yQa G241 f LI NDS
developed. The number of existing residential vacant parcels that were identified as still
developable totaled 573. This analysis also took into account the potenitiiséon of land

for existing residentiallgleveloped parcels that had additional developable land area capacity
above the current district (e.g., a 40,000 sq. ft. lot in a 20,000 sq. ft. minimum lot area district).
This analysis resulted in a potential metrease of new residential parcels by subdivision at 595.
Putting the two portions of this analysis together, a maximum of 1,168 new residential parcels
were identified under the set of assumptions used. This conservative upper limit generated for
wastewvater planning purposes assumes all residential parcels with additional developable land
will ultimately develop their property to its maximum extent without consideration of potential
rezoning.

To estimate the additional population impact at Buildooit the purposes of this HPP, two

factors were applied to the 1,168 residential parcels identified to adjust for the seasonal nature

2F / KFGKIYQ&a K2dzaAy3a aidz201 6 LOUNRCGeAsNsIBir&t & p &
figure for persons per occupidtbusehold unit1.95). After applying the above factors, an

additional 1139 personswere estimated tobe added to the year round population based upon

the assumption of the analyses and factors above.

Since 2005, approximately 360 net new units wergtlwvhich would bring the projected
maximum number of additional units to reach buildout down to 8drice again based on
existing zoning and no redevelopment activity.
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Mitigation Measures:

It will be important to guide future development to appropralocations, maximizing density in

some areas and minimizing the effects on the natural environment and preserving open space
O2ZNNAR2NB YR NBONBIGAZ2Y L 2LIR2NIdzyAldASaod ¢
necessary which will consequenditer buildout calculations.

Because of the limited amount of developable property, it is all the more important that the
new units that are created help diversify the housing stock and provide greater affordability
well as meet other public benefitsThis Plan suggests several zoning mechanisms to mandate
and incentivize affordable units as well as strategies to promote more housing choices (see
Section 6).

1 Environmental Concerns
The Town has a small sewer system and wastewater treatment fac#itytbvides services to
about 500 properties. Significant amounts of nitrogen are still accumulating in the groundwater
fromonda AGS aSLIWAO aeaisSvyao bAGNRISY f2FRAY3I |7
ASNA2dza GKNBF (G { 2r, gakc8larii salppprsiandiesniafiels 0 arassb (i
environmentally sensitive.

There are also a number of wildlife and vegetative species that have been identified by the state
and/or federal government as being threatened with extinction, endangereaf special

concern in Chatham. For example, the Piping Plover and Northern Harrier are both bird species
that are threatened and the Roseate Tern and Rididd Grebe are identified as endangered.

Two dragonfly species are also threatened includingSbarlet Bluet and Pine Barrier Bluet. The
Massachusetts Division of Fisheries and Wildlife lists a number of plants that are also rare and of
special concern.

Mitigation Measures

The Town will continue to implement the Comprehensive Wastewater ManageRiantthat
was completed in 2009Since completion of the Plan, the Town has appropriated more than
$120 million, allowing completion of a new, expanded, stit¢he-art nitrogen removal
wastewater treatment plant and multiple extension of the sewereaxdibn system. Sewer
collection extensions continue to be funded and designed for future construction. The Town
will alsosustaincontinued research, evaluation and approval of alternative wastewater
treatment facilities in support of new development. okkover, the Town will carefully assess
the impacts of any new development in order to reduce any adverse environmental impacts
that might result before approvals are issued. The Town is also committed to acquiring
environmentally sensitive parcels andntimuing resident education on the importance of
protecting the environment.

1 Zoning
As is the case in most American communities, a zoning bylaw or ordinance is enacted to control
the use of land including the patterns of housing development. The Chatbamg Bylaw,
which was recently revised in August 2012, includes six (6) different residential zoning districts
(R20, R20A, R30, R40, R40A, and R60) plus a Rest#sstmre Conservancy district as well as
business (Small Business/SB and General Bu&®)ssndustrial (1), and municipal districts
(Municipal/M and MunicipaConservancy/MC) districts. Five (5) overlay districts have also been
established including one for flexible development.
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The dimensional requirements for these districts are sumnped in Table 4. Minimum lot

sizes range from 5,000 square feet in the General Business 1 district to three (3) acres in the
Residenceéseashore Conservancy district with between about ad@k to one and a half acres
in the Residence districts. lgarlot zoning has been used to protect the environment, a
particularly important issue on the Cape, and to also slow the growth of development. Such
zoning can also lead to inefficiencies in the development of land, which the town has tried to
partially emedy through its flexible zoning and Open Space Residential Development bylaws
described later in this section.

Table 41: Dimensional Regulations by Zoning District

R60 R40/ | R30 R20 R20A | SB GB I RC3
R40A
Min. Lot Size | 60,000 | 40,000 | 30,000 | 20,000 | 20,000 | 20,000 | 5,00G | 10,000 | 3 acres
10,000
Min. Frontage | 150 150 100 100 100 125 50-100 | 50 150
Setback/Road | 40 40 25 25 25 50 5-50 10 50
Setback/ 25 25/40 | 15 15 15 20 5-15 5 50

Abutter

Note: Dimensions are in square feet or linear feet.

The uses that arallowed in each of the major districts are presented in Tale &ingleamily
homes are allowed byight in the Residential districts and Small Business district. -fanttily
structures are allowed under Special Conditions in ti#dRlistrict and lg Special Permit and

Site Plan Review in the General Business district. Affordable apartments that are incidental to
singlefamily homes are allowed under Special Permit in all zoning districts with the exception of
the Industrial and Municipal Conservandistricts.

Table 42: Schedule of Zoning Regulations for Housietated Uses

Uses R60 R40/ | R30 R20 R20A | SB GB I MC M
R40A

Singlefamily | P P P P P P SP X X X

Dwelling

Multi-family X X X X SC X SP/SPA X X X

Dwelling

Acc. Apt. SP SP SP SP SP SP SP X X SP

Apt. in Comm.| X X X X X X SP P X X

Building

Boarding/ SC SC SC SC SC SC SC X X X

Roominghouse

Cong. Living | X X X X X X SP/SPA X X X

Facility

Conv. To X X X X X SP SP X X X

Multiple

Dwelling

Group SP SP SP SP SP SP SP X X X

Dwelling

Mobile Home | SC SC SC SC SC SC SC X X X
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P = Permitted; SC = Special Condition; SP = Special Permit; SP/SPA = Special Permit and Site Plan Approval
X = Prohibited

The Zoning Bylaw also includes specific provisions to promote smart growth development and
affordable hausing, directing future development to appropriate locations. There are also a
number of provisions regarding the conversion of various types of properties that involve
housing as well. These provisions include:

TheFlexible Development Overlay Distridfers the Town a mechanism to better

control and promote a mix of commercial and mudétimily housing, independent living
facilities or congregate living facilities in selected zones with a Special Permit and Site
Plan Approval. ltis likely that theggrosed West Chatham affordable homeownership
project will be developed by Habitat for Humanity of Cape Cod under this bylaw.

TheOpen Space Residential Development (OSRD) Iajlaws for greater flexibility and
creativity in the development of singfamily homes by encouraging more compact or
clustered development and open space preservation through a Special Permit. The total
number of units on the parcel cannot exceed what is permitted under a conventional
subdivision and the minimum land area mustlude at least five (5) acres of upland.

The minimum lot area is 10,000 square feet per dwelling. The common open space
must be at least 50% of the land area, all of which must be buildable upland.

Affordable Apartment Incidental to a Sinegfamily velling bylawwas adopted to meet

0KS ySSRa 2F (KS (2¢6yQa NBB aouwsaffardabler y R 62 N
rental units that are part of an existing sindémily dwelling or in a separate building

that is accessory to the singlamily home, ofterreferred to as accessory or-iaw

apartments. The owner of the property must reside in either the apartment or the

principal dwelling unit. A Special Permit is required and the property must include at

least 20,000 square feet of buildable upland.o#at of four (4) parking spaces must be
provided on site, two (2) for the apartment as well as the principal dwelling unit. The
FO0OS&aaz2NE dzyAida Ydzad YSSG Fft NBIdZANBYSyl
(LIP), where the Chatham Housing Authodbordinates eligibility. Given state changes

in LIP requirements for accessory units, this program has never taken hold.

The bylaw allowgpartments Incidental to a Commercial Use or Industrialibsee GB

and | districts as long as the lot includgdeast 10,000 square feet for each apartment
and no more than four (4) apartments per building in the GB district and no more than a
single twebedroom apartment incidental to a commercial or industrial use in the |
district.

TheAffordable Dwelling Uts, Mandatory Provisiois an inclusionary zoning bylaw to

ensure that residential developments of ten (10) or more units include affordable units
equivalent to at least 10% of all units in the development. The affordable units must

meet all requirementslzy RSNJ G KS adal 6SQa [20Fft LYyAGALF GA
Chatham Housing Authority.

The bylaw provides a number of options for the developer. For example, it allows the
developer to build an equivalent number of affordable unitssfé underthe same

Chatham Housing Production Plan Page65



requirements as any osite units. The bylaw also enables the developer to donate land
that the Planning Board determines is suitable for the development of an equivalent
number of affordable units offite. Another provision allows the develop® a non

rental project to pay a fee #ieu of the actual units equal to three (3) times the annual
income of an incomeeligible household of four (4) for each unit. Density bonuses may
also be granted by the Planning Board if the developer providgeater number of
affordable units than the mandatory 10%.

The Town has drafted new zoning language to promote accessory dwelling units (see
Section6.2.1for details).

Boarding or Rooming Houses and Tourist Hoaregpermitted under Special Conditi®

in a number of zoning districts. Such conditions include that the property must be
owner-occupied, there can be no more than eight (8) rooms, and not more than two (2)
persons may occupy a room.

The conversion of various types of properties is alloweder certain requirements.

For example, the bylaw permits tif@onversion of an Existing Dwelling to a Multiple
Family Dwellingn the business districts under Special Permit if there are no more than
three (3) units per structure, there is at least 1MGYuare feet of buildable upland

area for each unit (although this might be waived if the property is connected to Town
sewer), there are no units more than two stories above grade, as well as several other
more minor requirements.

TheConversion of Puld Lodgings to Condominiunsr cooperatives) is allowed by

Special Permit of the Zoning Board of Appeals and Site Plan Review of the Planning
Board but the structures have to comply with all requirementshiati-family

Dwellings (New Constructioglichthat the property cannot contain more than eight (8)
bedrooms per acre of contiguous buildable upland as well as several other criteria, such
as specific buffers, setbacks, street frontages, lot coverage, etc. by district.

TheConversion of a Cottage Coiato singlefamily use is allowed only if the lot upon
which each building is located complies with the minimum dimensional requirements
for singlefamily homes. The conversion of such properties to condominiums is allowed
only if the number of units isot more than the total area of buildable upland divided

by the minimum lot area for the district.

TheConversion of Nonconforming Seasonal Dwellings to-esrd Useds permitted as
long as the property meets Title V requirements and local health régofaplus any
expansion of the property must meet the minimum dimensional requirements. If the
expansion exceeds 25% of the existing area, a Special Permit of the Zoning Board of
Appeals is required.

Mobile homesare not allowed as permanent residences)y under a temporary
occupancy permit as an office or while a permanent residence is being built.

The bylaw also addresskslependent Living or Congregate Living Faciltiesh are
allowed under Special Permit of the Planning Board in the Flexédel@ment Overlay
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district and GBL district as long as there are no more than 12 units per acre of
contiguous buildable upland, no unit contains more than two (2) bedrooms as well as
other specific minimum dimensional requirements.

Mitigation Measures

This Housing Production Plan includes a number of strategies that are directed to reforming
f20Ff T2yAy3 NBIdAIFGA2ya YR YIF1Ay3 GKSY &7FN
and smart growth development. These strategies include modifyingdbesaory apartment

and inclusionary zoning provisions, allowing some use of small nonconforming lots for

affordable housing, and promoting mixede development (see Section 6.2).

1 High Property Costs
As detailed in Section 3.2.6, property is very expengivChatham as evidenced by the median
price for all sales of 8,500 as othe end of 2017 The cost of acquiring land makes it
challenging to target development to anything but the luxury market without subsidies. Such
market pressures are largelyiden by the high demand for seasonal housing and second homes
from those who are drawn to the exceptional beauty and charm of the community.

Mitigation Measures

The Town, guided by this Housing Production Plan, will continue to proactively promote
affordable housing, subsidizing such development through the conveyance of-Gwwned
property at a nominal price and the infusion of CPA and Affordable Housing Trust funds and
leveraging other public and private funds to the greatest extent possible. The Titlvatsas use
regulatory controls through zoning and permitting to encourage and expedite developments
that meet local housing needs.

1 Teardown Activity (Demo/Rebuild)
The high demand for housing and increasingly more limited availability of buildablerpyrape
the most desirable locations has precipitated the purchase of developed properties, demolition
of the existing structures, and rebuilding of substantially more sizable homes. As a result, some
2T GKS avYlffSNI I YR Y2 NB stadplicERoNdRilicturesSkatark2 YSa |
typically more expensiveRecent building permit activity suggests tladouttwo-thirds of new
home development involved the demolition of the previous structure.

Mitigation Measures

Efforts to reduce this activityeed to be continually promoted and enforced such as a

demolition delay bylaw adopted by the town of Edgartown that not only requires a delay in
issuing a demolition permit but also requires property owners to offer the house to the Housing
Authority free d charge whichin turn contacts other housing organizations to determine
interestin movingthe property to another location for use as lotgym affordable housing.

This initiative would have to piggyback some funding to cover moving expenses antyidenti
locations for the relocated homes and should be considered at some point in the future.

1 Transportation
Chatham residents do not have access to public transportation with the exception of limited bus
AaSNIBAOS | yR (KS [ 2dzy OKénsus estimatdsXrghmti@e22a16y & T2 NJ
American Community Survey suggest tBh%o of workers drove alone to work, another 5%
carpooled, and another 10% either worked at home or walked to work. The average commuting
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time was about 23 minutes, suggesting @oyment opportunities were typically located

outside of Chatham.Additionally, owning and maintaining a car is beyond the means of many
low- and moderateincome households, and some seniors are no longer able to drive and risk
becoming isolated in theiwwn homes.

Mitigation Measures

Opportunities to direct development to areas that are most conducive to higher densities, in
that they are closer to commercial areas and bus lines, may serve to reduce transportation
problems somewhat (see strategy263).

1 Availability of Subsidies
While the Town has more housing resources available than it has had in the past to promote
affordable housing, including Community Preservation furdiagd the Affordable Housing
Trust Fund, subsidy funds still remairshort supply and are highly competitive. Unlike most
cities, Chatham does not receive an annual allocation of federal CDBG or HOME Program
funding that provides substantial housing support for a wide range of housing activities. HOME
funding is availabley application from the Barnstable County HOME Consortium for the
acquisition and rehabilitation of rental housing, homeowner repairs, rental assistance and first
time homeownership. Specifitown payment assistance for firsime homebuyers,
administeral by the Housing Assistance Corporation, has been funded through H@ME.
shown below, Chatham received HOME Program funding forprimjects through 2015
including$100,000 for its Lake Street project, $17,611 in downpayment and closing costs
assistanceand $22,637 for Rehab Program assistance.

In regard to state funds, several sponsors of developments in Chatham (i.e., Lake Street, public
housing developments, group homes) have received financing from a number of state programs

for affordable housig development. These awards have been essential to insuring the financial
feasibility of the units, but these funds are extremely competitive. Moreover, the town has

access to rental assistance vouchers, but these are in very short supply with only 11

Massachusetts Rental Voucher Program (MRVP) units managed by the Chatham Housing
Authority, 5 of which are used in Chatham, ambther 14 voucheradministered by the

Housing Assistance Corporation (HAC). It is also likely that state and federal sulmsdyifi
O2yliAydzS (2 RSONBIFAS a42YSgKIFdG Ay GKS ySIN Fdz
ability to meet local needs and production goals.

29To date almost $9.9 million has been raised through the local surcharge and matched with about $5.5 million
from the state for a total of approximately $15.3 millior2,$43,181 of which has been allocated in support of
affordable housing initiatives, representing about 18% of available fu@EA allocations for 2018cluded

$100,000 for the Housing Trust, $5,000 for the Housing Coordinator, $1f@00e Housing Prduction Planand
$200,000F 2 NJ G KS | 2dza Ay 3 ! dAiuyingdevnoét-of-dlate/ deel tiders, fdPadaNdf Y =

$315,000
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Mitigations Measures

This Housing Plan provides guidance on the use of Community Preservafith&®x / K| K|
Affordable Housing Trust Fund, HOME fundangd specific resourcder affordable housing
initiatives that will enable the Town to support the production of new affordable units and
leverage other public and private funding sources.

1 Comnunity Perceptions
In most communities, residents are concerned about the impacts that new development has on
local services and the quality of Ié&d in Chatham there are added pressures associated with
the influx of seasonal residentfResidentsnay ako have negative impressions of affordable
housing. Therefore, local opposition to new affordable units is more the norm than the
exception.

On the other hand, given such high real estate prices, more people are recognizing that the new
kindergarten techer, their grown children, or the elderly neighbor may not be able to afford to
live or remain in the communitySeasonal or second homeowners are likely to also be

concerned given the expandimged for service workersOne service provider suggestat it

was becoming increasingly difficult to find home health care workefgl vacant positions

Mitigations Measures

Ongoing community outreach and education will be necessary to continue to acquaint the
community with housing needs and garnecabsupport and ultimately approvals for new
housing initiativesThis Housing Production Plapdate dso offers an excellent opportunity to
showcase the issue of affordable housorge againproviding information to the community
on local needsnd praactive measures to meet these needs. It wilifb@ortant to continue to
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be sensitive to community concerns and provide opportunities for residents to not only obtain
accurate information on housing issues, whether they relate to zoning or new developmgnt
have genuine opportunities for input.
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5. HOUSING PRODUCTION GOALS

The Massachusetts Department of Housing and Community Development (@ét@iDisters the

Housing ProductioRrogramthat ismeant to provide municipalities with greaterdal control over
affordablehousing development. Under the Program, cities and towasequired to prepare and

adopt a Housing Plan that demonstrated the production of an increa8é&5&6 over one year or 1%

over twoyears of its yearound housing sick eligible for inclusion in the Subsidized Housing
Inventory3° If DHCD certified that the locality had complied with its annual goals or that it had met two
year goals, the Town could, through its Zoning Board of Appeals, potentially deny what iecedsid
inappropriate comprehensive permit applications for one or {years, respectivels:

Chatham now hsito produce at least 17 affordable units annually to meet annual production goals, a
formidable challenge. If the Town produces 35 affordable unitsy calendar year, it will have a two

year period during which it will be able deny inappropriate 40B applications that do not meet local
YySSRaz ¢gAilK2dzi GKS RSOSt 2 I&edpdduttianiydals dilincigase whedLlS |-
the 2020 ensus figures are released and the yeaund housing total increases to reflect housing

growth, most likely taat least 18units annually.

Using the priority needs established in Section 3.3 and the strategies summarized under Section 6, the
Town of Chdtam has developed a Housing Production Program to chart affordable housing activity over
the next five (5) years. The projected goals are best guesses at this time, and there is likely to be a great
deal of fluidity in these estimates from year to yedihe goals are based largely on the following

criteria:

1 At aminimum, at least fifty percent (50%) of the units that are developed on publiated
parcels should be affordable to households earning at or below 80% of area median income.
The rental projets will also target some households earning at or below 60% of area median
incomewith some even lver at 50% and 30% AMIt should also be noted that the Town can
provide CPA assistance to subsidize units for those earning between 80% and 100% of area
median income, however these units cannot count as part of the Subsidized Housing Inventory
or towards annual production goals

1 Projections are based on no fewer than four (4) units per acre, averaging about eight (8) total
bedrooms. However, given spic site conditions and financial feasibility it may be appropriate

30 Massachusetts General Law Chapter 40B, 760 CMR 56.00.

311f a community has achieved certification within 15 days ofapening of the local hearing for the

comprehensive permit, the ZBA shall provide written notice to the applicant, with a copy to DHCD, that it considers
that a denial of the permit or the imposition of conditions or requirements would be consistent vagh teeds,

the grounds that it believes have been met, and the factual basis for that position, including any necessary
addzLILR2 NI A PGS R20dzYSyidlt A2y o LT GKS FLIWX AOIYyUlG sAaKSa @
written notice to DHCDg A G K | O2LJ G2 GKS %. !> gAUKAY wmp Rbr&a 27
documentation to support its position. DHCD shall review the materials provided by both parties and issue a
decision within 30 days of its receipt of all materiaihie ZBA shall have the burden of proving satisfaction of the
grounds for asserting that a denial or approval with conditions would be consistent local needs, provided,
however, that any failure of the DHCD to issue a timely decision shall be deemed midetésn in favor of the
municipality. This procedure shall toll the requirement to terminate the hearing within 180 days.

Ny NY
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to decrease or increase density as long as projects are in compliance with stateaFitle
wetlands regulations.

1 Because housing strategies include development on privately owaeg|s, production will
involve projects sponsored by private developers through the standard regulatory process or
0KS GFNASYRfe&é¢ O2YLINBKSYaA@dS LISNX¥YALG LINRPOSaaod
private developers to findune proposals to maximéztheir responsiveness to community
interests and to increase affordability to the greatest extent feasible, potentially infusing CPA
fundingor Affordable Housing Trust Fundbere appropriate.

1 The projections involve a mix of rental and ownership opytities that reflect the priority
housing needs in the Housing Needs Assessment (see Section 3.3) with about 75% of the units
directed to rentals. The Town will work with developers to promote a diversity of housing types
targeted to different populatios with housing needs including families, older adults and other
individuals with special needs to offer a wider range of housing options for residents.

1 To the greatest extent possible, the goals will help promote smart growth principles of land use
andtlS adF GSQa GSy &adzaidlAylrofS RS@St2LISyd 321 ¢
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Table 51: Chatham Housindroduction Program

Strategies by Year Affordable | 80%120% Market Total # Units
Name/Housing Type Units < 80% AMI or SHI Units
AMI Ineligible

Year 1¢ 2019
Nothing in pipeline ready for permitting

Year 2¢ 2020
Development of public propertfzeorge 4 0 0 4
RyderRoadRFP did not specify tenure®
Accessory apartments/rental 0 2 0 2
Buy-down Program/ownershif} 2 2 0 4
Subtotal 6 4 0 10

Year 3¢ 2021
Development of private propertgmixeduse | 3 0 17 20
development/rentaf
Development of private property/group 8 0 0 8
homes/special needs rental
Development of private property/Inclusiong 6 0 34 40
zoning/ownershig®
Accesspy apartments/rental 0 2 0 2
Buy-down Program/ownership 2 2 0 4
Subtotal 19 4 51 74

Year 4¢ 2022
Development of public propertyliddle Roaq 12 0 0 12
/rental*
Development of private propertyion- 4 0 4 8
conforminglot development/ownershig?
Aacessory apartments/rental 0 2 0 2
Buy-down Program/ownership 2 2 0 4
Development of private propertyhits 2 0 8 10
incidental to a commercial useental’
Subtotal 20 4 12 36

Year 5¢ 2023
58@0St2LIYSyid 2F LINRA @40 0 o* 40
nn. ¢ Lk@a»S a3«
Accessory apartments/rental 0 2 0 2
Buy-down Program/ownership 2 2 0 4
Subtotal 42 4 0 46
Total 87* 16 63 166

*All units in a Chapter 40B rental development count as part of the Subsidized Housing Inventory (SHI) even
though only25% or 20% are required based on income limits of 80% and 50% AMI, respectively.

R¢KS RSGSE2LIYSyld 2F Llzof A0 LINBLISNIe gAft faz2 tA1Ste
be counted as art of strategy 6.3.1 instead of 6.3.2, which focuses on private property development.

33 Assumes mix ofaffordableand attainable units

34 Assumes an affordability level of 15%.

35 Assumes an affordability level of 15%.

36 Assumes a one to one ratio dferdable to market units.

37 Assumes an affordability level of 15%.

38 Assumes a project financed with Low Income Housing Tax Credits and other subsidy funds that require a project
of about this size.
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will be counted as part of strategy 6.3.1 instead of 6.3.2, wfachises on private property development.
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6. HOUSING STRATEGIES

The strategies outlined below are derivee[dm a number of sources includitige Local Comprehensive
Plan,the 2013 Housing Production Plahis updatedHousing Needs Assessmertluded inSection 3,

local housing goals, existing local initiatiesal inputand the experience of other comparable

localities in the area and throughout the Commonwealth. The strategies are grouped according to those
that build local capacity to promote affdable housing as well as those involving regulatory changes,
production initiatives and direct assistance to residents. They are also categorized according togriority
those higher priority actions to be implemented within Years 1 and 2 and those ofmuxerate

priority for Years 3 to 5. A summary of these actions is included in Tdble 1

The strategies also reflect state requirements that ask communities to address all of the following major
categories of strategies to the greatest extent appliezBl

1 Identification of zoning districts or geographic areas in which the municipality proposes to
modify current regulations for the purposes of creating affordable housing developments to
meet its housing production goal;

0o Encourage mixedse developmen(strategy 6.22)

9 Identification of specific sties for which the municipality will encourage the filing of
comprehensive permit projects;
0 Make suitable public property available for affordable housing (strategy 6.3.1)
0 tNBY23GS GFNARASYRT dategy6.32) RSOSt 2LI¥Syd oai

9 Characteristics of proposed residential or mixed developments that would be preferred by
the municipality;
0 Modify accessory apartment bylaw (strategy 6.2.1)
Encourage mixedse development (strategy 62.
Encourage special needs hous{styategy 6.3.3)
Explore a buydown program (strategy 6.3.4)
As indicated in strategy 6.3.2, the Town should explore the acquisition of property and
work with developers to create affordable housing in line with smart growth principles
including:

O O OO

The recgvelopment of existing structures,

Infill site development,

Parcels large enough to accommodate clustered housing, and

Mixed-use properties in the Town Center, village areas or along commercial
corridors.

= =4 =4 =9

1 Municipally owned parcels for which the municityatommits to issue requests for proposals to
develop affordable housing.
0 Make suitable public property available for affordable housing (strategy 6.3.1)

39 Massachusetts General Law Chapter 40B, 760 CMR 56.03.4
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9 Participation in regional collaborations addressing housing development
o Continue to promote regiorgartnerships (strategy 6.3.5)
0 Help qualifying residents access housing services (strategy 6.4.2)
o Participation in the Barnstable County HOME Consortium and Cape Cod and the Islands

Continuum of Care

It should be noted that a major goal of this Play(ig

2yte G2 adNxR@gS G2 YSSi

threshold under Chapter 40B, but to also to serve the range of local needs. Consequently, there are
instances where housing initiatives might be promoted to meet these needs that will not négessari

The strategies included in thig
Housing  Production Plan
(including acessory dwelling
units and small nonconforming
lot development) are
presented as a package for th

result in the inclusion of units in the Subsidized Housing

Inventory (examples potentially include the promotion of

accessory apartments and mixggcome housing that includes
GO2YYdzyAle K2dzaAy3aé 2KIMoe2NJ F2N
commonly, housingffordability is being referred to as either
fAGGES Gl é FF2NRIFIOAEAGET YSIyA
state requirements for inclusion in the Subsidized Housing

Inventory (SHI) but still meet local housing needs, versus big

G! ¢ | FF 2 NBde onitstthatican béfcaudedia& part of
the SHI. The Town will also encourage developers to
incorporate universal design and visitability standards,
particularly given the high number of seniors and those with
special needs in the community.

Town to consider, each
through  the  appropriate
regulatory channels, many of
which will also be subject to
review and approval by the
Board of Selectmen andlown

_ These actimsalsopresent opportunities to judiciously invest
Meeting .

fundingfrom CPA or the Affordable Housing Trust Ftond
subsidize actual unit production (predevelopment funding
and/or subsidies to fill the gap between total development costs and the affordable rgmirohase
prices) and leverage additional resources, modify or create new local zoning provisions and
development policies, help preserve the existing affordable housing stock, and build local capacity.

6.1  Strategies That Build Local Capacity to Prométifordable Housing

Chatham is a small town and, unlike many cities, does not have substantial state or federal funding to
support local housing initiatives on an ongoing basis. Nevertheless, the Town has a local structure in
place to coordinate housing tdties that includes the following components:

TheDepartment of Community Developmenti G KS ¢2 gy Qad OKAST LI I yyAy3
5SLI NI¥SlyERaRSOSt 211 LXFyasr LRfAOASAT LINBINI Ya |
developrent, economic development, affordable housing, historic preservation and environmental
conservation.

TheChatham Affordable Housing Commitise¢he designated municipal board for overseeing
affordable housing issues and policies, including the developwiethis Housing Production Plan.

40 Community housing generally refers to units directed to those earning between 80% and 100% AMI, whereas workforce
housing refers to units directed to those earning between 80% and 120% or even up to 140% or 150% AMI for those who are
still priced outof the private housing market.
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The Town has established t#atham Affordable Housing Trustmanage a dedicated fund for
subsidizing affordable housing. The Housing Trust is composed of all members of the Board of
Selectmerand two atlarge menbers appointed by the Board of Selectmen

TheChatham Housing Authorityot only owns and manages 69 units of subsidized housinglavén
(11)rental subsidieshrough the Massachusetts Rental Voucher Prog¢stRVP), but administers a

coupleof important affordable housing initiatives including the Chatham Housing Opportunities

Program (CHOP) and the Chatham Voucher Program. The Housing Authority has also been involved in
project development, including the marketing of affordable units to eligible panots.

Citizens Initiative for Housirg a relatively new working group of community residents interested in

promoting affordable housing opportunities. Sometleése members are involved in Momoy

Community Services, the Angel Fund, Chatham Housithgpwy, Affordable Housing Committee, and

Habitat for Humanityf Cape Cod The group is focused in finding wdgsthe private sectoto partner

GAGK GKS ¢2¢6y 2F [/ KIGKIY (2 y20 2yfteé ONBIGS Y2 NI
housing foryearround residents earning above the 80% AMI threshold but still priced out of the local
housing market. Of particular interest is providing workforce housing opportunities for young adults in

the 19 to 44 age range who have been leaving the commasityell as housing for increasing numbers

of seniors.

In May 2003, Chatham residents adopted ®@mmunity Preservation Agith a surcharge of 3%nd
SESYLWiAY3 GKS FANRG bPmnannInnn 2F | LiNdnelSophry Qa O f
owners? To date almost $.9 million has been raised through the local surcharge and matched with

about $.5million from the state for a total of approximateld$.3million, $2743,181of which has

been allocated in support of affordable housing initiag representing about 18% of available funds

Other local and regional entitiedso bolster housing efforts, working in partnership with the Town to
produce housing and provide important assistance to residents. These entities have included the
Chaham Housing Authority, Habitat for Humanity of Cape Cod, the Housing Assistance Corporation
(HAC), Community Development Partnership (CB&)vich Ecumenical Council on Housing (HETd),
Community Builders (TCB), Barnstable County HOME ConsortiumCad@mmission (CCC), among
others.

In order to make the comprehensive permit process more predictable and efficient, the Town created

Local Guidelines for Comprehensive Permit Applicatiovhile Chatham has not seen many

comprehensive permit appltions from private developers like many of its neighbors, the development

of guidelinesare meantto encouragesuchRS @St 2 LIYSy i Ay GKS ¢246yQa 3INRS

41In September of 2000, the Community Preservation Act (CPA) was enacted to provide Massachusetts cities and towns with
another tool to conserve open space, preserve historic properties and provide affordable housingnablirggestatute

established the authority for municipalities in the Commonwealth to create a Community Preservation Fund derived from a
surcharge of up to 3% of the property tax with a corresponding state match of up to 100% funded through new fees at the
Registry of Deeds and Land Court. Once adopted the Act requires at least 10% of the monies raised to be distributeél to each
the three categories (open space, historic preservation and affordable housing), allowing flexibility in distributingattity maj

of the money to any of the three uses as determined by the community. The Act further requires that a Community
Preservation Committee of five to nine members be established, representing various boards or committees in the community,
to recommend to he legislative body, in this case the City Council, how to spend the Community Preservation Fund.
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ThisHousing ProductionPlanA t € | f a2 o022a0 GKS ¢2gyQa OiLI OAGe
provides the necessary blueprint for the next five (5) yeapslating the 2013 Housing Production Plan

that is due to expire while continuing frioritize and implement affordable housing initiatives based on
documented local needs, community inputdaexisting resources. The Plan will also provide important
guidance on how to invest local funding for housing and serve as a comprehensive resource on housing
issues in Chatham that caontinue tobe readily updated as necessary.

To buildfurther locd capacity to meet local housing needs and production goals, the Town will explore
the following activities. While such actions do not directly produce affordable units, they help build
important local support for new and continuing affordable housingatiites.

6.1.1 Hire a Housing Coordinator

Entity Responsible: Board of Selectmen

High Priority: Years 1 and 2

If the Town ofChathamwants to assume a more proactive role in promoting affordable housing and
effectively implement actions included inishHousing Production Plan, it will have to augment its
capacity to coordinate these activitiefn fact, he Town has been fortunate to have a capable Housing
Authority that has been in expanding its mission beyond the ownership and management ofypublicl
assisted housinthroughthe administration of specigdrograms including th€hatham Housing
Opportunities Program (CHOP) and the Chatham Voucher Pro@amiices havalsoincluded
marketing and lotteries for affordable units and insuring that afédsié units get counted as part of the
Subsidized Housing Inventorilevertheless, the agency is pressed to undertake additional programs
and projects.

Various municipalities have handled this need for professional support differently. For ex&uyiee
andDennishave hired partime Housing Coordinatot&ffordable Housing Specialistsile

Provincetown and Falmouth have brought on-tirthe housing staff persons. Communities in the Metro
West and North Suburban areas of Boston are patrticipatinggional housing services networks where
they can access housing professionals for a specified menu of services and fees with one participating
jurisdiction taking the lead in administering the effort¥here have been some preliminary discussions
about establishing a similar regional entity through the Cape Community Housing Partnership. Despite
the form of professional assistance, as a result of having dedicated professional housing services, these
communities havenade cmsiderable progress in movingdir affordable housing agendas forward.

Most of these communities ar@soaccessing CPA funding to support these posit@mreervices

There has been some recent discussion about the possibility of sharing a housing professional with the
Town of Harwgh. Community Preservation Committees in both communities have recommended a
joint Housing Coordinator to work in both townghich ultimately will have to be approved bgth

Town Meeting. There is a strong precedent for a Chathitarwich joint effortas this has worked well

in the shared staff arrangements through both Housing Authoritigss housing professional would be
available to assist witthe overall coordination of the implementation of this Housing Plan, providing
necessary staff suppoto the Affordable Housing Committee and Affordable Housing Bsiseeded.
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6.12 (ontinue to Gpitalize the Affordable Housing Trust Fund

Entities Responsible: Board of Selectmen, Affordable Housing Trust Rdifcddable Housing
Committee,and Comnunity Preservation Committee

High Priority: Years 1 and 2

The Town of Chatham approved the establishment of its Affordable Housing Trust at its Annual Town
Meeting on May 8, 20Q6The Trust is composed of all members of the Board of Selectmen and two (2)
additional atlarge members appointed by the BQ%hile the Town hasommitted CPA funding tthe
AffordableHousing Trust Funoin an annual basis, with a funding balancaldut$770,00Q additional
funding will be needed to implement this Housing Proiiion Plan.

It should also be noted that Chatham has an inclusionary zoning bylaw that allows payrantin

creating actual affordable units and such payments provide another means of capitalizing the Affordable
Housing Fundwhich has occurred ithe past

While it may be recognized that seasonal rentals and se¢o8dYS 2 gy SNE adzoaARAT S
base without utilizing the most costly of services, educatadmost allof the new housing stock

developed between 1990 and 26Was for seasaal or occasional use, which has pushed housing prices
beyond the means of most yeaound residents and thus has driven the need for more affordable-year
round units. Moreover, given that the Lower Cape communities have some of the lowest property tax
rates in the Commonwealth, other opportunities to raise funding from temporary residents and

landlords should become priorities. Certainly the implementation of fees or taxes on seasonal rentals
will take strong political will. 1t will also need a few chaomg to lead the cause.

The following options might be explored for tapping into further consistent funding streams, potentially
in concert with neighboring communities:

1 Provincetown establisheddearround Market Rate Rental Housing Trtlsbugh a tome rule
petition and special state legislative approvalan effortto better create and preserve year
round rental units including, but not limited to, market rate units for the benefit of all residents.
¢CKAAd STF2NI 3INBG 2 dziionZhat thérk \Bas ORVWErE dagriage dfQ@uch NS 02
units that was causing significant economic displacement and financial hardship to
t NPGAYOSi(i26y NBaARSyldas F2NOAy3 Ylye G2 €SI @
shortage of yearound market ate rental units constitutes an economic liability, substantially
impairs or arrests the sound growth of the town and retards its economicav8lIA ¥TRi® £
Rental Housing Trugtund is managed by a Board of Trustees appointed by the Board of
Selectmerandis providedwith a wide array of powerfom accepting real or personal property
to conveying such property for example. In this legislation, market rate was defined as those
earning up to 200% of area median income ©5%,160 6r a household of threeThe Town
also amended its zoning definitions to reflect a wider range of income categdirigsould be
noted, however, that the greatest need for rental housing is for those earning at or below 50%
AMI based on the affordability analyses included iatia 3.2.5.

9 Establishing aeal estate transferax to support affordable housing based on taxing a
percentage of the proceeds from sales over a certain amount. Forexamflé, t Tt SSi Qa ¢
Meeting recently voted to authorize their Board of Selectmeriile ahome rulepetition for
special legislation that would allow the Town to impose a 0.5%esgate transfer tax on the

42 House Bill No. 3742, Section 1(a).

Chatham Housing Production Plan Page79



purchase price of any realqperty, exempting the first $500,000 of the purchase price among
other exemptions.These feesif goproved,could be deposited ihathan® Affordable Housing
Trust Fund.

1 Requiring special fees or ancupancy tax on seasonal renttiat would be dedicated in
support of affordable housing development has worked in other places. For example, the Outer
Banks of North Carolina applies a tax of 3% of the total rental, collected by the real estate
broker.

¢tKS ¢2py 2F 2SttFtSStQa 'yydzadt ¢26y aSSiAy3a
previous petition voted at the 2015 Annual Town Meeting witiek not been acted upon by

GKS {GFGS [ Saratl G§dINBEd wSLINBASY ivbtadfotttee t S 1 S
next legislative session. The petition would make vacation rentals subject to the same room tax

as is currently paid by hotels andisls.

1 Exploring @wo-tier tax systenthat provides a somewhat lower tax rate for yeaund units as
opposed to seasonal or occasional on¥grmont has implemented such a systefrhis would
also involve a home rule petition and state legislativerappl.

1 Collectingfees when properties turnover on any home over a certain Simh as 4,000 square
feet for example.

1 Allocating a percentage of sewer capacity for affordable/community housing prajedts
extending water and sewer infrastructure wharessible as was done successfully with the
Jenney Way and Morgan Woods projects in Edgartown. Such offsets of infrastructure costs are
another way of subsidizing new affordable development.

1 Usingregional appropriations of CPA fundibgsed on the prerfise that housing that is
developed in one community is likely to benefit residents of other nearby communities as well.
Examples of this approach is the development of the Cape Cod Village project in Orleans and
Governor Prence development in Easth@fionds were offered and pulleback but project may
still move ahead given ongoing negotiations between the Town and developer)

1 Providing information to owners on thgotential tax advantagesf donating property or selling
property at a discounted price faharitable purposes.

1 Requiring aspecial teardown feen permitting that involves the demolition of units when they
are replaced with much larger homes above a certain size that are likely to exert greater
environment impacts on the parcel, nitrogen ttiag issues in particular

1 The Affordable Housing Committee might also consider hokjegial fundraising events an
annual appeals a means of raising additional funds. Chatham is fortunate to have residents
that have considerable resources thatght be persuaded to further invest in the community,
LI NI A Odzf NI &8 aSO2yR K2YS 246ySNBO® G! TF2NRIFoOf
appeal given the reliance that residents have on local services provided by a workforce that is
challenged to lig in the community given such high housing costs.
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6.13 Conduct Ongoing Community Education

Entities Responsible: Affordable Housing Committee and Other Sponsors of Affordable Housing
Related Activities

High Priority: Years 1 and 2

Because most of thedusing strategies in this Housing Plan rely on local approvals, including those of
Town Meeting, community support for new initiatives has and will continue to be essentialTown
should ontinueits efforts to inform residents and local leaders on iksue of affordable housing and
specific new initiativesuilding support by generating a greater understanding of the benefits of
affordable housingvhile reducing misinformation and dispelling negative stereotypes. These outreach
efforts are mutuallybeneficial as they provide useful information to community residents and important
feedback to local leaders on concerns and suggestions.

The Town hahistoricallysponsored significant opportunities for community input in the past, including

1 HousingForums
The Town held halfday housing summit in 2007 that involved more than 75 patrticipants. The
presentation of this Housing Production Plas well as the former HP&sobring attention to
the issue of affordable housing, providing informationtarusing needs and proposed
strategies that can help attract community support for affordable housing initiatiVég. most
recent public forum was held dvay 21, 20180 obtain community input on this Housing
Production Plan Additional special forums be held for any Towssponsored, housing
related initiatives.

1 Videos
The Affordable Housing Committee (AHC) has produced videos to present important
AYVF2NXYIEGAZ2Y 2y 20t AaadzSa NBEFGSR 2 | FF2N
notjdza & | RSAGAYIlI GE2KE aA BSS Yl I ANBRdz2 Aéfdie2 OF £ OF
movies at a local theater. The AHC is also planning to attend meetings of various civic
organizations, such as the Newcomers Club andsL@ub, to present the videasd facilitate
discussions about affordable housing, including how local residents can get more involved in
promoting more housing diversity and affordability.

Other education opportunitiewill continue to be pursued includingublic information on ®gisting
programs and services, enhanced use of public access teledsi@nhanced websitgnd educational
opportunities for board and committee members as well as professional staff.

6.14 Establish a Working Partnership with the Economic Developnt@ainmittee and Planning

Board

Entities Responsible: Affordable Housing Committee, Economic Development Committee and Planning
Board

High Priority: Years 1 and 2

The Town establishettie Economic Development Committé@ promote economic development

activity including increases in jobs. There are opportunities for the Affordable Housing Committee and
the Economic Development Committee to work together to achieve mutual goals, such as the bolstering
of village areas where the integration of more housingluding some affordable housing, provides a
number of important benefits:
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1 Reduces the reliance on the automobile as more residents live within walking distance to goods
and services, which is particularly important in the context of an aging popujation

1 Brings customers in closer proximity to businesses even into the evening hours and enlivens the

areg

Directs growth to areas that are more appropriate for some increases in density

Provides another income stream to property owners who create housingeatheir

businessesand

9 Offers opportunities for the creation of diverse housing types such as artisvtvie space,
smaller apartments for growing smaller households, rdaltihily housing, etc.

= =4

Moreover, zoning is an important component of this HogdRroduction Plarand it will be essential
that the Affordable Housing Committee support zoning changes that involve affordable housing and
work closely with the Planning Board.

Staff from the Department of Community Development can help facilitatescheduling of sucjoint
meetings of the committeemcluding potentially somecombined subcommitteeneetings to work on
sharedagendas.

6.2  Zoning and Regulatory Strategies

To most effectively and efficiently execute the strategies included in thisdfld meetannual

LINE RdzOG A2y 321 fa> INBIGSNI Ft SEAOAfAGE 6Aff 0S5 y ¢
dzyAda FyR 0SGGSNI 3dzARS ySg RSOSE2LIVSyd G2 aavyl NI
Chatham does not have substaitamounts of subsidy funds available for affordable housing, zoning
0S02YSa (GUKS ¢24yQa Yz2ail LRgSNFdA (22f F2N aAyOS)

6.2.1 Modify Existing Bylaws

Responsible Entity: Planning Board with Support from the Affordableisiog Committee

bdzY6SNJ 2F QAaAGAYIFIGSR ! F¥F2NRFIOf Sk®! GGl AylFotSé ! yAlL
The Affordable Housing Committee, staffed by the Department of Community Development, should

work with the Planning Board to explore the following modifications toZbaing Bylaw:

1 Accessorpwelling Units(High Priorityq Years 1 and 2)
The existing Accessobwelling Unift ADU)Bylaw has not been particularly successful and
changes a few years ago required the compliance of such units with Local Initiative Program
(LIP) Guidelines in hopes of creating more affordable units. Chatham also provided funding to
help property owners finance the necessary improvements for the accessory units. Since then
the state changed its LIP requirements, making it more challengiriggdfown to promote
such units as affordabl@o comply with &te Local Initiative Program (LIP) regulations the
t26y ¢2dA R KIFI@S (G2 Ffaz2z adAaLdzZ 4GS GKFG 26y SN
tenants from a lotteryranked list of interestd and eligible tenants, following an affirmative
marketing process. Also all accessory units would have to have deed riders to insure the long
term affordability of the accessory units.

Because accessory apartments provide syedi-round rental unitsthat diversify the housing
stock within the confines of existing dwellings or lots, 2043 Housing Production Plan

Bgl GGFAYylLofSé dzyaAida FNB (GK2aS (I NBSGSR (G2 K2dzaSK2f Ra
private housng market.
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recommended that thé own revisit the bylaw to promote these units even if they are not
eligible for inclusion in the Subsidized Housimgehtory (SHI).

This past year, the Planning Board, with staff support from the Community Development
Department, has drafted a neADUbylaw thatRSFAy Sa (GKS dzyAda +a 2yS
lawful principal singldamily dwelling or within a detadd building accessory to and on the

same lot as a lawful principal singamily dwelling use, which ADU shall be clearly subordinate

in design to that principal singleF YAf & RgStfAy3a dzasS (2 6KAOK Al
goesontospecifythat KS ! 5! O2yairaida 2F ahyS om0 2NJ Y2N
separate living quarters, with cooking, sleeping and sanitary facilities for one (1) family. The
proposed bylaw also includdise followingmajor provisions:

o0 Combines byight permitting with the Building Commissioner issuing a building permit
as well asSpecial Permit provisiorieom a designated Special Permit Granting Authority
(SPGA).

Requires the submission of site plans, floor plans and elevations prior to permitting.

0 Restricts the nmber of ADUs to one (1) per principal dwelling unit and not allowed if

there is an existing guest house on site.

The ADU cannot contain more than two (2) bedrooms.

o0 The primary entrance is not shared with the principal @amdl less visible from the

streetthan the main entrance.

Requires at least one (1) additional-sffeet parking space for the ADU.

0 Must meet all Title 5 and local Board of Health regulations as well as building codes and
regulations.

o The ADU and principal unit must be occupied on a-yeand basis documented
annually by a statement to that effect to the Building Commissioner. Without such
evidence the permit will lapse and the ADU must be removed from the property within
90 days of such determination.

0 At least one of the units must lmvner-occupied documented by a notarized affidavit
submitted to the Building Commissioner in the case of -aidiiyt approval or to the
Special Permit Granting Authority in the case of the Special Permit.

0 The bylaw includes an amnesty provision for a pedibfive (5) years following the
passage of the bylaw as long as the unit was in existence prior to the adoption of the
bylaw.

0 ADUs are allowed in all residential and business zoning districts with the added
requirement that it be a legally prexisting nmconforming use and Special Permitted
singlefamily dwelling in the GB district.

(@)

o

o

1 SmallNonconformingLot Development (Moderate Prioritg Years 3 to 5)
There are parcels of vacant land that at this time cannot be developed because they do not
meet the dmensional requirements of the Zoning Bylaw such as minimum lot size as well as
front, rear and side yard requirements. It is likely that many of these parcels could in fact be
suitably developed as housing. Smaller lots will encourage the constructimnadier homes
under appropriate guidelines to provide some housing options that are not currently being
created by the private market such as starter housing or homes for empty nesters interested in
reducing their living space and home maintenareguirements
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The Affordable Housing Committsbouldexplore what other communities are doing with
respect to these undersized lots and work with the Planning Board to prepare a zoning
amendment to enable these lots to be developed based on specific crit®na.potential
Y2RSf Aa G2 FRIFLWG + oeéfle¢g GKIG KFa 0SSy |
enables nonconforming lots to be built on ByecialPermit if they meet the following
conditions:

Contain at least 10,000 square feet and satishiger Board of Health requirements.
Have safe and adequate access to a public or private way.

Are similar in size and shape to surrounding lots.

The dwelling cannot have more than three bedrooms with a minimum of 5,000 square
feet per bedroom.

The applichle front, rear and side yard requirements are determined by establishing an
average setback based on the homes adjacent to and across the street from the lot in
guestion.

0 Where two lots are in common ownership, one of the two lots must be deed restricted
to insure permanent affordability and where more than two lots are held in common
ownership, the second, third and fifty percent of the remaining lots to be built upon
shall be deed restricted as permanently affordable (the fourth lot may be market rate,
fifth affordable, sixth market rate, etc.).

O O oo

o

9 Affordable Dwelling Units, Mandatory ProvisiofModerate Priority¢ Year 3 to 5)
TheAffordable Dwelling Units, Mandatory Provisisran inclusionary zoning bylaw to ensure
that residential developments of terdQ) or more units include affordable units equivalent to at
least 10% of all units in the development. The affordable units must meet all requirements
dzy RSNJ G KS adrasSqQa [20Ff LYAGAIFGAGS t NPINFY
The bylawalso provides the option of ofkite affordable units, ofite land donation, casim-
lieu of units and density bonusesThe Town should consider an amendment to this bylaw to
increase the percentage of affordable units to at least 19%ble 61 summaizes some
inclusionary zoning requirements in other communities which shmasy communities above
the 10% affordability level, including Yarmouth at 20%.

Table6-1: Summaryof InclusionaryZoningRequirementsn Other Communities

Municipality RequiredPercentageof Minimum Project | Paymentin-lieu of
Affordable Units Size Affordable Units

Arlington 15% 6 Units Yes

Barnstable 10% 10Units Yes

Belmont 10%,12.5%0r 15% 2 singlefamily or two- | Yes
dependingon project size familyhomes

Brookline 15% 6 Units Yes

Cambridge 15%** 10Units Yes

Newton 15% 4 Units* Yes

Provincetown 16.67% 2-5 (paymentin-lieu) | Yes
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6 Units
Somerville 12.5%to 20%dependingon | 6 Units* Yes
location
Tewksbury 15% 4 Units* Yes
Watertown 15% 5 Units Yes
Wellesley 20% 5 Units Yes
Yarmouth 20% 5 Units Yes

*Zoning indicates that the calculation of a fractional unit of 0.5 or more shall be regarded as a whole unit.
With a 12.5% to 15% affordability requirement, the 0.5 threshold occurs with four (4) total units.
** Consideringncreasing the percentage to 20%.

1 Apartments Incidental to a Commercial or Industrial Usddderate Priority¢ Year 3 to 5)
I Kl GKIF Y Q#lawaBws Ayadments Incidental to a Commercial Use or Industriaituse
the GB and | districts as long as theincludes at least 10,000 square feet for each apartment
and no more than four (4) apartments per building in the GB district and no more than a single
two-bedroom apartment incidental to a commercial or industrial use in the | disTricbetter
promote these units, the Town should revisit these requiremesutsh adoweringthe 10,000
square foot per apartmentequirement,increasing the maximum number of units per building
and allowing larger unit sizésr example.

6.2.2 Encourage MixedJse Deviopment

Responsible Eniiés. Planning Board with Support from the Economic Development Committee and
Affordable Housing Committee

High Priority: Years 1 and 2

Number of Estimated Affordable Units Produced: 3 units

Some provisions for mixedase developmenare already in place as apartments in commercial buildings

are allowed by Special Permit in the General Business (GB) zone and are permitted to some extent in the
Industrial district. Over the years however, the Town has considered developing an aligtriay to

better promote mixed residential and commercial development, including rartily housing, within

village areas, also ensuring that some units will be affordable.

In tandem with the Economic Development Committee and Planning Boardfftivel#ble Housing

Committee should pursue appropriate zoning changes to promote this type of development, staffed by

the Department of Community Development. There will likelgtetinuedopportunities to pursue

such development as part of the Route 28redor visioning process that requires the active

LI NOAOALI GA2Yy 2F (GKS ! FF2NRIO6fES |1 2dzAaAy3a [/ 2YYAGHS
successful in other communities and there are local precedents.

There are zoning provisions that have besfopted in other communities that offer models on how to

integrate housing, including affordable housing, in village centers and other commercial &heas.

Town of Yarmouth passed a Village Center Bylaw that would be worth reviewing, and the Metropolita

I NBI tfFyyAy3a [/ 2dzyOAf oa!t/ 0 KF& LINBLIFNBR | NBLX
that can be referenced. Additionally, the Citizen Planner Training Collaborative offers several models
including one adopted by the Town of Dennis.
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6.23 Explore Tax Relief for Yeaound Rentals

Responsible Entity: Board of Selectmen

Moderate Priority: Years 3 to 5

TheTown should consider modeling a property tax exemption after ProvincetmwehWellfleef2 a
regulationsfor exempting landlords from realstate taxes that are rented yeaound to eligible tenants
at rents that do not exceed HUD limits. This exemption was approved in May 2003 and involves a
number of key components including:

1

=A =4 =4

The portion of the property that qualifies under the Programaffordable rental housing is
SESYLIi FNRY (KS LINRLISNIe& Gl E® G¢KS | Y2dzyi
multiplied by the square footage of the units set aside for affordable housing purposes divided
by the total square footage of the (i NHz34 dzNB ® ¢

The exemption is available only to owners of yaaind rental property.

No deed restrictions are required.

Property owners must apply for the exemption on an annual basis, applying to the Board of
Assessors.

¢tKS ¢26yQa t NAeninkedsligihbility uaderShe Rragkim RySdviewing the lease as

gStf a GSylydaQ AyO02YS AyTF2NXIGA2Yy OSNATASR

monthly bank statement showing the electronic transfer of Social Security payments.

Property owrers must have a lease in place for the entire fiscal year, and the lease must
conform to income limits for lovincome households earning at or below 60% of area median,
adjusted for household size and determined annually by HUD. Owners may not chagge rent
including utilities, which exceed allowable rent levels for qualifying tenants based on the tenants
paying no more than 30% of their income for rent/utilities. If the owner does not pay utilities,
then an allowed utility allowance must be subtractedrfr the allowed rent.

While this exemption would not result in an increase of SHI units, it would still serve a pressing local
need for more yearound rental units that are relatively affordable.

6.3

Production Strategies

As noted in Section 3.2.7, givére substantial numbers of residents who are paying too much for their
housing and the gaps between the need and supply of existing housing, there is a pressing need to
produce more subsidized housing units in Chatham. The major obstacle to meetingitidesserved

needs is the gap between the level of need and the resources available, which is further exacerbated by

the lack of decent paying joblimited and very competitivetate resources available to subsidize
housing, increasing poverty, and thegmingchallenges ssociated with the mortgage markefs noted

SENIASNI AY GKAA tflyZ 0S&ARSa UKS O2YYAUYSyd d
LINE RdzOG A2y 3A2Ffax GKSNB KFa Fftaz2z oSSy | mus 23y
F02@S GKS NBI|dANBR ymx: lalL fS@St odzi I NB GAf €

The Town has been using the following strategies in an effective manner, sometimes in combination,
and should continue on this same course in its efforts to produceeraffordable units.

44Town of Provincetown, FY2007 Affordable Housing Property Tax Exemption for Owners of AffordatdenteRental
Housing, websitevww.provincetowngov.org
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http://www.provincetowngov.org/

6.3.1 Make Suitable Public Property Available for Affordable Housing

Responsible Entities: Board of Selectmen with Support fromAfferdable Housing Committee

High Priority: Years 1 and 2

Number of Estimated Affordable Unitsséduced:16 units

As mentioned in Section 4, major obstacles to developing affordable housing in Chatham include the
limited availability of developable property, publigdywned property included. Nevertheless, Chatham
has developed a number of importaatfordable housing projects on public land including the Lake
Street development on a site owned by the Chatham Housing Authi{@ityd)the MCI units the Town is
leasing to the Housing Authoritgnda propertyacquiredby CHAn West Chatham with suppoftom

the Friends of Chatham Affordable Housing (FoGiadyesulted infour (4)homes through Habitat for
Humanity of Cape Codhe Town recently issued a Request for Proposals (RFP) to select a developer for
the property it owns on George Ryder RoadtB@and here hasheenadditionaldiscussion about the
potential availability of other municipally owned parcels for affordable housing, Middle Road in
particular (see Section 3.2.8).

The Town has made progress in creating an inventory of ¥mwred prgerty, land and buildings, and
has begun to analyze it for suitable affordable housing development. Once a property is identified, the
following tasks should be undertaken prior to development:

1. Survey land and conduct septic capacity analysis to determaximum number of bedrooms.

Prepare guidelines for the development including type of housing, target population, and
percentage of affordability, etc.

Request the Selectmen to declare the land surplus and authorize its use for affordable housing
Obtain Town Meeting approval.

Prepare and release a Request for Proposals (RFP) for the development.

Select the highestanking proposal based on criteria included in the RFP.

Obtain state approval through the Local Initiative Program3(LIF) t 42 (y 26y | & (K¢
nn. ¢ tNRINIY F2N LISNYAGOAY IO

N

Noohsw

The Town may also decide to acquire privately owned sites at some time in the future for the purposes
of protecting open space, providing for particular municipal uses, and developing some ashount

housing, including affordable housing, through cluster development on a portion of the Bites.

example, the towns of Carlisle and Falmouth acquired land for affordable housing development
including open space preservation and other public bendfitee these communities, Chatham could

choose to bond CPA funds to cover site acquisition cdstslitional smaller sites may become available

as well to build affordable new starter homes, housing for empty nesters, special needs units, or housing
for the formerly homeless on in infill basi#t. should also be mentioned, that with new housing

resources suggested for exploration under strategy 6.1.2, the Town will have additional resources for
acquiring and subsidizing development.

As the Town becomes ate¢o opportunities for acquiring property that would be suitable for some
FY2dzyd 2F FFF¥F2NRIFIO6ES K2dzaAAy 3> &dzOK LINRPLISNILIASA 6+
principals such as:

The redevelopment of existing structures,

Infill site development,

Parcels large enough to accommodate clustered housing, and

Mixed-use properties in the Town Center, village areas or along commercial corridors.

=a =4 =4 =9
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The Department of Community Development, with input from the Affordable Housing Committee and
the oversight othe Board of Selectmen, will continue to work with other Town boards and committees
to identify and pursue surplus municipal property or acquire private property for the development of
affordable housinglt will also explore the possible applicabilitseveral new programs that have

been introduced by the state in support of some of the more smalbale developments that might be
considered irChathamincluding:

1 Workforce Housing Fund
The state is investing in a Workforce Housing Fund to providalreausing for those
householdsarning 61% to 120% AMI LYy KA & | yy2dzyOSYSy iz D2@SN
more affordable housing options available to working Massachusetts families deterred by rising
rent expenses is essential to economic growth andettgoment in communities throughout the
Commonwealth. These working middiecome families are the foundation of our economy and
talented workforce, and the creation of this $100 million fund by MassHousing will advance
opportunities for them to thrive aR  LINE & LJS NJb ¢

T Community Scale Housing Initiative (CSHI)
The state has developed a smstile production program to address r¥nS G N2 O2 Y Y dzy A (i
need for smallesscale housing that responds to local housing needs and density requirements.
These projectsbecause of their small size, are not a good fit for the Low Income Housing Tax
Credit program.Generally, projects that can leverage some debt by having a few higher income
units and a gap filler like the Community Preservation Act funding (CPA)theeliast position
to utilize such a program. This new initiative provides $10 million in funding for projects based
on the following eligibility criteria:

o Community must have a population not to exceed 200,000;

o0 Program sponsors can be both nprofit andfor-profit entities with a demonstrated
ability to undertake the project;

0 The proposed project must include at least five rental units but no more than 20 rental
units;

0 Project must involve new construction or adaptive reuse;

o A minimum of 20% of the unitaust be affordable but it is anticipated that most
proposed projects will have a minimum of 50% affordable units;

0 The host community must provide a financial commitment in support of the project;

0 The CSHI subsidy may not exceed $200,000 per unit unleds\tk®per intends to

seek DHCD projettased rental assistance in which case the subsidy may not exceed

$150,000 per CSHI unit;

The total development cost per unit may not exceed $350,000;

Projects will receive no more than is necessary to make the rfgasible;

0 Projects must be financially feasible without state or federal low income housing tax
credits; and

0 Projects are expected to close and proceed to construction within 12 months of the date
of the award letter.

o O

The state is in the process of rewing applications from its first round of funding, and hopefully
additional rounds will be announced in the future.
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i Starter Home Program
State legislation was recently enacted to implement a Starter Home Program as part of the
D2 SNy 2NDa 9 ¢enyB&lYThidwas &e@Blishad by modifying the existing Smart
Growth Zoning and Housing Production law of Chapter 40R to include $25 million in new
funding over five years for cities and towns that create new starter home zoning districts. The
new disticts will be a minimum of three acres, restrict primary dwelling size to 1,850 square
feet of heated living area, require that 50% of the primary dwelling units contain three
bedrooms, allow a minimum of four units per acre by right, and provide 20%gafidity up to
100% AMI.

6.3.2 Continueto Promoted CNA Sy Rf @ nn*® ¢ 5S@St 2LIVYSy

Responsible Entity: Board of Selectmen with Support from the Affordable Housing Comraittt@BA
Permitting

High Priority: Years 1 and 2

Number of Estimated Affordable UrstProduced:40 units

The Massachusetts Comprehensive Permit Law, Chapter 40B Secti2d®Pthe General Laws, was

enacted as Chapter 774 of the Acts of 1969 to encourage the construction of affordable housing
throughout the state. Often referred to dee AntiSnob Zoning Act, it requires all communities to use a
AU0NBIFYfAYSR NBZASs LINRPOS&aa GKNRBAAK GKS f20Ff %2\
submitted by developers for projects proposing zoning and other regulatory waivers and indorgora
affordable housing for at least 25% of the units if they are occupied by those earning at or below 80%

AMI or 20% if the units are targeted to those earning at or below 50% AMI. This tgpraddbpmentis

familiar to the Town of Chathais such pernting was used for th&éake Street projectChatham

Housing Opportunity Program (CHOd)d[ S @ A (fér exanhple,kallusingth@ G F 6 SQa [ 201 € L
Program (LIP). All units count as affordable in a rental project while only the actual affordablara

counted in homeownership developmentSome LIP projects, like Lake Street, involve extra layers of
subsidy funds to target lower income residents and create more actual affordable units in the project
beyond the required 25% or 20%.

The Localnitiative Program (LIP) is a technical assistance subsidy program to facilitate Chapter 40B
developments and locally produced affordable ungsKk S t N2 INJI Y A & 2 Thiesdy NB TSN
nn. ¢ 2LIGA2Y a4 Al Ay adzNBustaiipble of smadNjBoBtiSdevepmemlE O 2 y 2
principles as well as local housing neeldd? recognizes that there is a critical need for all types of

housing but encourages family and special needs housing in particularegtgeted housing (over 55)

is albwed but the locality must demonstrate actual need and marketability.

In order to meet local needs, production goals and the 10% state affordability threshold, the Town will
continue to partner with developers, neprofit and for profit. ¢ K &rierdlyn n. ¢ 2 LIGA 2y GAf €
important tool for the Town to use in permitting such developments, working in a cooperative spirit

with developers.It should be further noted that up to 70% of the units in a 40B development could be
reserved for those who live dwork in Chatham, referred to as local preference uriitsee process that

Ad NBIjdZANBR FRRRY &t 2y IORPNYLINBRRY EA DS LISNNYAG LINR2SC
I.D.

45 Units produced under strategy 6.3¢A t £ | £ &2 fA{1Ste& Ay@2t @S (KS aFNASYyRCf
Local Initiative Program (LIP).
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6.3.3 Encourage Special Needs Housing

Responsible Entity: PlanninBoard and Zoning Board of Appeals

High Priority: Years 1 and 2

Number of Estimated Affordable Units Produce®iunits

This Housing Production Plan recommends that at least 20% of units in developments for seniors or

single individuals and 10% for projgtargeted to families include barridree units and/or include

some supportive services as part of identified priority housing needs (see Sectiorz3véh the aging

2F |/ KFIGKFYQa NBaAARSyGa | yR &To@nsHoddicatinyefo waldalGeO A | £
special needs projecendrequire the appropriate integration of necessary modifications to

accommodate those with disabilities

Chatham has a number of special needs developments that total 38 units. For example, CHA owns and
manageghe Captain Bearse House that involves a congregate living situation for those seniors and the
disabled that require services. CHA also manages two group homes, one that is leased by Fellowship
Housing Resources for the Department of Mental Health (DéfieNts and the other for clients of the
Department of Developmental Disabilities (DDS). These developments are important but insufficient to
YSSi GKS O2YYdzyAteQa AyONBlIaiAy3a ySSRao

6.3.4 Explorea Buy-DownProgram

Responsible EntityAffordable HousingCommittee

Moderate Priority: 3to 5 Years

Number of Estimated Affordabléttainable Units Produced8/ 8 units*®

There has been some recent discussion about establishing a-puibtite partnership to accomplish a

number of community goals in providingiho 2yt & Gl FF2NRI0f S K2dzaAy 3¢ (K
¢t26yQa {dzaARATI SR 1 2dzaAy3 Ly@Syda2NE o6{1 L0 odzi I f
state requirements but are still priced out of the local housing market. A group of Chathamntssid

calling themselves the Citizens Initiative for Housing, is spearheading these discussions and proposing
that the Town explore a Bepown Program where a negorofit entity (potentiallya land trust)could

acquire homes untit or another organizatiortan make necessary improvememisd convert them to

GFr FF2NRIOATAGEE 2N al GOl AYyFoAfAGRE D

Comparable efforts have been implemented on the Cape and throughout the Commoninehliting:

1 Sandwich Housing Opportunity Program
A number of years agohé Town of Sandwich secured $1.25imrilas a payment Hieu of four
(4) affordable units being built on a residential development project in East Sandwich that was
under Cape Cod Commission reviellhe Commission then selected HAC to coordinate a buy
down project involving the purchase existing housing units, completion of necessary
improvements, and the use of subsidies to enable-firse homebuyers earning at or below
80%AMIto purchase the units. HAC was also able to secure some additional funding from the
Federal Home Loan BankdBarnstable HOME Consortium of $7,500 and $20,000 per unit,
respectively.

Vel GG Ayl ot Ség dzyAda IINB (K2aS GFNBSGSR (2 K2dzaSK2f Ra
housing market.
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1 Yarmouth Housing Beyown Program
Yarmouth has been managing a Hdgwn Rogram that allows the Affordable Housing Trust to
acquire existing homes scattered throughout estaldihesidential neighborhoods, undertake
needed repairs or upgrades to make sure that the homes meet high construction standards,
require deed restrictions to insure lorigrm affordability and compliance with state
requirements under the Local Initiativedgram (LIP), and resell the homes to qualified
purchasers based on affordable prices and affirmative fair housing marketing. Thirteen (13)
homeshavethus farbeen acquired and resold qualifying firsttime homebuyersThe Trust
anticipatespurchasingadditionalscatteredsite homeghat aremoderatelypriced and meet the
quality standards set by the Affordable Housing Trust. The anticipated subsidy would be $70,000
to $85,000 per unit depending dhe size of the home, number of bedrooms, and rehadiitn
needs Given housing prices in Chatham, the per unit subsidy would have to be considerably
higher.

1 Yarmouth Rental Bupown Program
The Town of Yarmouth has also created a rental version af Bug:Down Program, partnering
with a local norprofit organization, Building Dreams, Inc., for the acquisition of existing,
moderatelypriced dwelling units for conversion into affordable rental units. Each unit will be
deedrestricted as affordable in perpetuity, rehabilitated, and managed by Buildingntye
after conversion to an affordable unit. Building Dreams has completed eight (8) units with
Fdzy RAy3 FTNRBY (GKS ! FF2NRFIO6tS | 2dzaAy3 ¢NHzaG |y
Grant (CDBG) Program.

1 Wellfleet BuyDown Program
Wellfleet has taken different approach through it8uy-Down Programwhichhasprovided up
to $150,000 in CPA subsidyext round will increase the subsidy to $175,0@0ards
purchasing a Wellfleet home, lowering the price to fiiste homebuyers earning at or below
80% AMI ad thus making a loweend, marketrate, Wellfleet home affordable. In exchange for
the subsidy, the purchase will be deed restricted and affordable in perpetuity. The Program is
administered by the Town of Wellfleet in partnership with the Wellfleet $ilog Authoritywith
support from a Housing Consultanthis program model is similar to the one that the Chatham
Housing Authority used for its Chatham Homebuyer Assistance Program (CHAP) which operated
for a few years.

1 Nantucket Housing Needs CovenBnbgram
{GATE Fy20KSN Madh§ Keeds Eovdnany/Riodzan tRafin@sicreated 75
permanently affordable homeownership opportunities to moderiiteome yeairound
Islanders earning below 150% of area median income. The Program allows aypovpesr
with more than one residential dwelling on a parcel to sell one of the dwellings, including the
development rights of a portion of the parcel, at a below market price subject to a price cap,
currently at $691,961. The price is based on mediaonecand current interest rates.
Covenant buyers must earn below $149,250 per year, may not have more than $345,980 in
unrestricted assets, and may not own residential real estate at the time of the purchase.

While such efforts are generally well recedvgy the community as they do not involve new
construction nor significant impacts in neighborhoods, they also tend to be small in scale and require
significant per unit investments on the part of the Town as most if not all of the funding comes from
localresources such as CPA or a local Affordable Housing Trust Fund.
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down approaches and then help the Affordable Housing Committee develop a program design an
implementation materials.

6.3.5 Continue to Explore Regional Partnerships

Responsible EntitieBoard of Selectmen, Planning Board and Affordable Housing Committee

Moderate Priority: 35 Years

There is a precedeérior regionalism on the Cape that indes participation in the Barnstable County
HOME Consortium for exampjeint funding applicatiosand administration of the Housing

Rehabilitation Program through the Community Development Partnership (@DREIl as participation

in the Regional Netwd to End Homelessness. There have also been precedents in communities
O2yiNROdziAYy3d (261 NRa (KS RSOSt2LIYSyid 2F aLISOATFA
project, developed for adults with autism, received CPA contributions from not atéar3 but also the
towns of Brewster, Chatham, Eastham, Provincetown, Truro, and Wellfleet totaling $950,000.
Additionally,Stratford Capital Partners obtained CPA funding commitments from Eastham, Wellfleet,
Truro and Orleans in support of the developmhef its proposed Governor Prence project that involved

a comprehensive permit application to the Eastham Zoning Board of Appeals for the development of 50
rental units. While the Town denied the comprehensive permit, the developer appealed the deagision
GKS adl idSQa | 2dza Ay Bngoinglhdgdtidtidns betdveel theliTdvé &l ddvefoper

may still enable the project to move forward.

Another recent initiative is the creation of tli@ape Community Housing Partnerdhigat involves a

regional ctlaboration coordinated by CDP and HAC with support from the Massachusetts Housing
Partnership. This Partnership has been sponsoring special training and outreach activities on housing
needs, benefits and opportunities throughout the Cape and its subnsgio

In an effort to continue to work together towards common goals, there are a number of other measures
that the Cape communities, particularly those on the Lower Cape, might consider including:

f Coordinate regularkgcheduled joint meetings ofthe oy 4 Q | 2dzA Ay 3 / 2YYA GG S8
Planning Boards to discuss housing issues and work together to promote efforts to address local
and regional housing needs patrticularly in regard to zoning changes, educational campaigns and
development collaborationsFor example, the Lower Cape Municipal Peer Group met for the
first time in early April as part of the Cape Community Housing Partnership efforts, with all
towns represented, including 28 participants. The issue of housing trusts emerged as a priority
issueas several towns are establishing a new housing trust or reforming an existing one.

1 Engage potential partners such as the hospital, schools, and other large private employers to
promote the housing agenda, including making land and funding availabtedte and sustain
affordable housing solutions.

1 Explore other opportunities to share resources through special funding programs such as a
regional Ready Renters List for qrealified applicants waiting for rental housing, a regional
Buydown Program thasubsidizes rental or ownership opportunities, a social media campaign
on affordable housing issues and programs, Etr. example, the Housing Assistance
Corporation is administering a regional Ready Buyers List and the Town of Yarmouth has
established &eady Renters List that communities can buy ifitee Harwich and Chatham

Chatham Housing Production Plan Page92



Housing Authorities have been sharing staff resources for years. A similar sharing of a Housing
Coordinator between Harwich and Chatham is also being discussed (see strategy 6.1.1)

9 Continue to invest in regional efforts to end homelessness through the Homeless Prevention
Council of the Lower Cape for example.

1 Ajointinitiative todraft zoninglanguageto create dormitorystyle housing or allow other
shared faciliesshould S SELJX 2NBR FT2NJ G4KS [2¢6SNJ /| LJISQa 42
particular.

6.4  Direct Assistance Strategies

The Town of Chatham has been a pioneer in its creation of special programs that provide important
assistance to residents, establishing modelg titaer communities have adopted. Such direct
FaaAadlyoOS KFa 0SSy AYLERNIlIYyd Ay FRRNBaaiay3da GKS
residents.

6.4.1 Continue Funding Local Housing Programs

Responsible Entity:Community Preservation Conittee with Support from the Affordable Housing
Committee and CHA Administration

High Priority: Years 1 and 2

The Chatham Housing Authority has been effectively administering a number of programs that have
assisted qualifying residents in accessing homeamahnip and rental opportunities. CPA funding has
been particularly important in supporting the following initiatives and should be continued:

1 Rental Voucher Program
The Chatham Housing Authority administers a Voucher Program that offers qualifying
households a subsidy for a period of three (3) years and up to $350 per month to help them get
stabilized in a local rental unit.

1 Chatham Housing Opportunities Program (CHOP)/Resale of Affordable Ownership Units
The Chatham Housing Authority has been succésshbtaining state grants and Community
Preservation Act funding to writdown the resale price of affordable units to keep them
affordable and counteract problems associated with-otilate deed riders that raised resale
prices beyond the means of qifging purchasers.

6.4.2 Help Qualifying Residents Access Housing Assistance

Responsible Entity: Affordable Housing Commitieggh Support from the CHA and Council on Aging
High Priority: Years 1 and 2

Some town residents, includirsgniors living onXied incomes, are finding it increasingly difficult to

afford the costs associated with taxes, energy costs, insurance and home improvements. Additionally,
some seniors and those with special needs require handicapped adaptations to help them remain in
their homes. Chatham residents might also benefit from technical and financial support in the case of
septic failures and Title compliance issues as well as counseling and workshops related to accessing
first-time homeownership and addressing credit ordolosures problems.
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The Community Development Partnership (CD&)ministeed a Housing Rehabilitation Loan Program

for Chathamin the pastthat provided financial and technical assistance to qualifying property owners to
make necessary home improvementThere are, however, other programs available for home repair,
upgrading and déeading. For example, the Housing Assistance Corporation administers or can provide
appropriate referrals to the following programs:

1 Getthe Lead Out
With funding from MasHousing, this Program provides lowst financing to owners of-4 unit
properties to remove lead and reduce the possibility of lead poisoning in children.

1 Home Modification Loan Program
Offers financial assistance to persons seeking to make modifisatiotheir home to improve
accessibility for the physically disabled.

1 Weatherization
A federallyfunded program to help qualifying property owners make enegtficient home
improvements. Most households that receive fuel assistance also qualify $quribgram. The
organization also provides free energy assessments.

1 HEARTWAP Program
An emergency repair program for households receiving fuel assistance that require the repair or
replacement of the heating system.

9 Cape Light Compact Efficiency Program
Offers energysaving devices (i.e., light bulbs, water conservation and other devices) and
technical assistance to qualifying tenants and homeowners on how to save on their electrical
bills. Some participants can also qualify for a free refrigerator, éreez

Both CDP and HAC also provide iirste buyer workshops, and HAC administers a down payment and
closing cost assistance program for fiiste homebuyers with HOME Program funding.

Through the community educational camga recommended in Section163, important information

on housing improvement and counseling resources could be disseminated to real estate professionals,
local organizations and community residents. The Town, through its Council on Aging and Housing
Authority, should continue toqovide the necessary education and referrals to programs sponsored by
the Housing Assistance Corporation, CDP and MassHousing for example, which prociotst low

financing for repair needs including-tkading, septic systems, weatherization and other home
improvements. Information on available programs is included in the Appendix 2.

If the Town can access new housing resources, such as those listed under strategy 6.1.2, it might also
consider creating a program that is comparable to that which was fubgedDBG funds a few years

ago, one that could be used for the creation of ADUs, or even a-graall emergency repair program.
Chatham is no longer competitive for CDBG funding, and CPA funds cannot be used for housing rehab
unless the property was acigead or built with such funding. Consequently, another housing resource
would be required to support housing rehabtivities.

47 Formerly called the Losv Cape Cod Community Development Corporation (LCCCDC).
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APPENDIX 1
Glossary of Housing Terms

Affordable Housing
A subjective term, but as used this Plan, refers to housing available to a household earning no more
than 80% of area median income at a cost that is no more than 30% of total household income.

Area Median Income (AMI)

The estimated median income, adjusted for family size, by metitgpoarea (or county in

nonmetropolitan areas) that is adjusted by HUD annually and used as the basis of eligibility for most
K2dzaAy3a adaraidlyOS LINRPINI Ya®d {2YSGAYSAE NBEFSNNEBF

Chapter 40B

¢CKS adl idSQa O 2huNdades iyi 29059 tadlidfadn affordable housing goal of 10%
for every community. In communities below the 10% goal, developers eflosdvmoderateincome

housing can seek an expedited local review under the comprehensive permit process aaquest a
limited waiver of local zoning and other restrictions, which hamper construction of affordable housing.
Developers can appeal to the state if their application is denied or approved with conditions that render
it uneconomic, and the state cawverturn the local decision if it finds it unreasonable in light of the

need for affordable housing.

Chapter 44B

The Community Preservation Act Enabling Legislation that allows communities, at local option, to
establish a Community Preservation Fund toggree open space, historic resources and community
housing, by imposing a surcharge of up to 3% on local property taxes. The state provides matching
funds from its own Community Preservation Trust Fund, generated from an increase in certain Registry
of DERaQ F¥SSao

Comprehensive Permit

QELISRAGSR LISNXAGGOAY3T LINRPOSaa T2N RSOSt 2 LIBdhAE 06 dzA f
T2yAy3ég (oo I O2YLINBKSYaA@S LISN¥YAGZ NI GKSN GKI
is issued by thécal zoning boards of appeals to qualifying developers.

Department of Housing and Community Development (DHCD)

51 /5 Aa GKS adlrisSQa tSIR 3SyoOe F2NJ K2dzaAy3a |FyR
oversees statdunded public housing, administerental assistance programs, provides funds for

municipal assistance, and funds a variety of programs to stimulate the development of affordable

housing.

Fair Housing Act

Federal legislation, first enacted in 1968, that provides the Secretary of HUhwesitigation and
enforcement responsibilities for fair housing practices. It prohibits discrimination in housing and lending
based on race, color, religion, sex, national origin, handicap, or familial status. There is also a
Massachusetts Fair HousiAgt, which extends the prohibition against discrimination to sexual
orientation, marital status, ancestry, veteran status, children, and age. The state law also prohibits
discrimination against families receiving public assistance or rental subsidieEx;arse of any

requirement of these programs.
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Inclusionary Zoning
A zoning ordinance or bylaw that requires a developer to include affordable housing as part of a
development or contribute to a fund for such housing.

Infill Development

The practice of bilding on vacant or undeveloped parcels in dense areas, especially urban and inner
suburban neighborhoods. Promotes compact development, which in turn allows undeveloped land to
remain open and green.

Local Initiative Program (LIP)

A state program undewrhich communities may use local resources and DHCD technical assistance to
develop affordable housing that is eligible for inclusion on the state Subsidized Housing Inventory (SHI).
LIP is not a financing program, but the DHCD technical assistanceeguagifh subsidy and enables

locally supported developments that do not require other financial subsidies to use the comprehensive
permit process. At least 25% of the units must beasatle as affordable to households earning less

than 80% of area mediancome.

MassHousing (formerly the Massachusetts Housing Finance Agency, MHFA)
A quasipublic agency created in 1966 to help finance affordable housing programs. MassHousing sells
both taxexempt and taxable bonds to finance its many sirgtaily and mui-family programs.

Metropolitan Statistical Area (MSA)

The term is also used for CMSAs (consolidated metropolitan statistical areas) and PMSAs (primary
metropolitan statistical areas) that are geographic units used for defining urban areas that are based
largely on commuting patterns. The federal Office of Management and Budget defines these areas for
statistical purposes only, but many federal agencies use them for programmatic purposes, including
allocating federal funds and determining program eligipi HUD uses MSAs as its basis for setting
income guidelines and fair market rents.

Mixed-Income Housing Development
Development that includes housing for various income levels.

Mixed-Use Development
Projects that combine different types of developmeuich as residential, commercial, office, industrial
and institutional into one project.

Overlay Zoning
A zoning district, applied over one or more other districts that contains additional provisions for special
features or conditions, such as historigilings, affordable housing, or wetlands.

Public Housing Agency (PHA)

A public entity that operates housing programs: includes state housing agencies (including DHCD),
housing finance agencies and local housing authorities. This is a HUD definitisnuthed to describe

the entities that are permitted to receive funds or administer a wide range of HUD programs including
public housing and Section 8 rental assistance.
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Regional NorProfit Housing Organizations

Regional nosprofit organizations incide nine private, no#profit housing agencies, which administer

the Section 8 Program on a statewide basis, under contract with DHCD. Each agency serves a wide
geographic region. Collectively, they cover the entire state and administer over 15,000 Sectio

vouchers. In addition to administering Section 8 subsidies, they administeffatated rental

assistance (MRVP) in communities without participating local housing authorities. They also develop
affordable housing and run housing rehabilitation amelatherization programs, operate homeless

shelters, run homeless prevention and fitshe homebuyer programs, and offer technical assistance

FYR GNIAYAYy3 LINRPINIYa F2N O2YYdzyAiliASaod ¢ KS | 2dz
regional nonrprofit organization.

Regional Planning Agencies (RPASs)

These are public agencies that coordinate planning in each of thirteen regions of the state. They

are empowered to undertake studies of resources, problems, and needs of their districts. They

provide professional expertise to communities in areas such as master planning, affordable

housing and open space planning, and traffic impact studies. In the case of the Cape Cod, Dukes

[ 2dzyG& YR DblyiGdzO1SG /2YYAadaAz2yeZasiwdllS8&s wt ! Qa | NB
LX FyyAy3 | 3SyOASao ¢CKS /LIS /2R [/ 2YYA&AA2Y 6/ /1
agency.

Request for Proposals (RFP)
A process for soliciting applications for funding when funds are awarded competitively or soliciting
proposals from dvelopers as an alternative to lowdsidder competitive bidding.

Section 8

Refers to the major federal (HUD) progrgractually a collection of prograngsproviding rental
assistance to lovincome households to help them pay for housing. Participatngnts pay 30% of
their income (some pay more) for housing (rent and basic utilities) and the federal subsidy pays the
balance of the rent. The Program is now officially called the Housing Choice Voucher Program.

Smart Growth

The term used to refer to eapidly growing and widespread movement that calls for a more
coordinated, environmentally sensitive approach to planning and development. A response to the
problems associated with unplanned, unlimited suburban developmemtsprawlc smart growth
principles call for more efficient land use, compact development patterns, less dependence on the
automobile, a range of housing opportunities and choices, and improved jobs/housing balance.

Subsidy

Typically refers to financial assistance that fills the lgewveen the costs of any affordable housing
development and what the occupants can afford based on program eligibility requirements. Many
GAYS& YdZf GALX S adzoaARASa FNRBY QI NA2dza FTdzyRAYy3 a
subsidieshA Yy 2NRSNJ 2 YIFI1S I LINR2SOi FShraArofSo Ly (K
technical assistance qualifies as a subsidy and enables locally supported developments that do not
require other financial subsidies to use the comprehensive germiLJN2 OS a & @ lfaz2z aAy
refers to those developments that do not have an external source(s) of funding for affordable housing,
0dzi dzaS GKS @l ftdzS 2F GKS YINJ SO dzyaAda G2 aONR&aaA
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Subsidized Housing Inventory (§H
CKA&d Aada GKS 2FFAOALFE fAaG 2F dzyAGAX 08 Ydzy A OALJ f
by Chapter 40B comprehensive permit law.

US Department of Housing and Urban Development (HUD)
The primary federal agency for regulating housingluding fair housing and housing finance. It is also
the major federal funding source for affordable housing programs.
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APPENDIX 2
Summary of Housing Regulations and Resources

l. SUMMARY OF HOUSING REGULATIONS

A. Chapter 40B Comprehensive Permit Law

The Massachusetts Comprehensive Permit Law, Chapter 40B Sectidd®Pthe General Laws, was
enacted as Chapter 774 of the Acts of 1969 to encourage the construction of affordable housing
throughout the state, paitularly outside of cities. Often referred to as the A®tiob Zoning Act, it

requires all communities to use a streamlined review process through the local Zoning Board of Appeals

F2N) aO02YLINBKSYaAdS LISNXAGa¢é adzo Yzbning éhdRothere RS ASE 21

regulatory waivers and incorporating affordable housing for at least 25% of the units. Only one

application is submitted to the ZBA instead of separate permit applications that are typically required by
a number of local departments aanp of the normal development process. Here the ZBA takes the lead

and consults with the other relevant departments (e.g., building department, planning department,
highway department, fire department, sanitation department, etc.) on a single applicafibe.
Conservation Commission retains jurisdiction under the Wetlands Protection Act and Department of
Environmental Protection, the Building Inspector applies the state building code, and the Board of
Health enforces Title V.

For a development to qualiiynder Chapter 40B, it must meet all of the following requirements:

f adzald 06S LI NI 2F | a&dzaiRAT SR é-priSo@ysnizaiadyos v i

limited dividend corporation.
1 Atleast 25% of the units in the development must be incoestricted to households with
incomes at or below 80% of area median income and have rents or sales prices restricted to

affordable levels income levels defined each year by the US Department of Housing and Urban

Development.
9 Affordability restrictions rast be in effect in perpetuity unless there is a justification for a
shorter term that must be approved by DHCD.

1 Development must be subject to a regulatory agreement and monitored by a public agency or

non-profit organization.
1 Project sponsors must meeffmmative marketing requirements.

According to Chapter 40B regulations, the ZBA decision to deny or place conditions on a
comprehensive permit project cannot be appealed by the developer if any of the following
conditions are me¢:

ai201 FFTFF¥F2NRIFIo6fS
affordable housing as defined again by 40B, or annual affordable housing constreciioati
fSFAd nooxs 2F GKS O02YYdzyAdeQa fIFyR I NBI®
T ¢KS O2YYdzyAit e KFra YIRS GNBOSyd LINRPINBaasé
months equal at least to 2% of its yeaund housing.
1 The community has a oner two-year exemption under Housy Production.

' The community hasmeét KS dGadl Gdzi2NB YAYAYIl ¢ @odndKdusthy y 3
4 RSTAYSR o0& [/ KFLWGSNI nn.

48 Section 56.03 of the new Chapter 40B regulations.
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with less than 2,500 housing units.
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applicatio.

If a municipality does not meet any of the above thresholds, it is susceptible to appeals by
O2YLINBKSYaA@S LISNX¥YAG FLIWX AOFyGa 2F GKS %. ! Qa RS
This makes the Town susceptible to a state overrideaallponing if a developer chooses to create

affordable housing through the Chapter 40B comprehensive permit prdedRscently approved

NB3IdzA FiA2ya RR I ySg6 NBIAANBYSY(H GKIFG %. ! Q& LINZ
opening of the local éaring) to the applicant and to DHCD if they intend to deny or condition the permit
based on the grounds listed above that make the application appeal proof, providing documentation for

its position. Under these circumstances, municipalities can coulqtgowith approved

comprehensive permits that are under legal approval, but not by the ZBA, at the time.

LF GKS FLILX AOFY(OH FLIWSEFEAE GKS dzasS 2F GKSAS alb LILISE
ZBA and applicant and issue a decision wig80 days of receipt of the appeal (failure to issue a decision

Ad | O2yaiGNUzOGA2Y FLIINRGIHE 2F (KS %. ! Qa LRaAiAldAz,
by filing an interlocutory appeal with the Housing Appeals Committee (HAC) witkiay20f receiving
51 /5Qa RSOAaA2Yy D LF F %. ! FlLAfta (G2 F2tt26 (KAA

Gl LILUSNERE2 Té¢ INR dzy R& O

Recent changes to Chapter 40B also address when a community can or cannot count a unit as eligible for
inclusion in the SHI including:

1 40R
Units receiving zoning approval under 40R count when the permit or approval is filed with the
municipal clerk provided that no appeals are filed by the board or when the last appeal is fully
resolved, similar to a compreheime permit project.

9 Certificate of Occupancy
Units added to the SHI on the basis of receiving building permits become temporarily ineligible if
the C of O is not issued with 18 months.

9 Large Phased Projects
If the comprehensive permit approval or zogiapproval allows a project to be built in phases
and each phase includes at least 150 units and average time between the start of each phase is
15 months or less, then the entire project remains eligible for the SHI as long as the phasing
schedule set fah in the permit approval continues to be met.

4 Chapter 774 of the Acts of 1969 established the Massachusetts Comprehensive Permit Law (Massachusetts
General Laws Chapter 40B) to facilitate ttevelopment of affordable housing for lewnd moderateincome
households (defined as any housing subsidized by the federal or state government under any program to assist in
the construction of lowor moderateincome housing for those earning less thd®@of median income) by

permitting the state to override local zoning and other restrictions in communities where less than 10% of the
yearround housing is subsidized for loand moderateincome households.
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1 Projects with Expired Use Restrictions
Units become ineligible for inclusion in the SHI upon expiration or termination of the initial use
restriction unless a subsequent use restriction is imposed.

9 BiennialMunicipal Reporting
Municipalities are responsible for providing the information on units that should be included in
the SHI through a statement certified by the chief executive officer.

Towns are allowed to se&tside up to 70% of the affordable units dahble in a 40B development for

those who have a connection to the community as defined under state guidelines including current
residents, municipal employees, or employees of businesses located in town. It is also worth noting that
the Town, through it@\ffirmative Fair Housing Marketing Plan, must demonstrate the associated local
need for the community preference and insure that there will be no discriminatory impacts with the use
of community preference.

While there are ongoing discussions regardiow/fihe state should count the affordable units for the
purpose of determining whether a community has met the 10% goal, in a rental project if the subsidy
applies to the entire project, all units are counted towards the state standard. For homeownership
projects, only the units made affordable to those households earning within 80% of median income can
be attributed to the affordable housing inventory.

There are up to three stages in the 40B proageste project eligibility stage, the application staged

at times the appeals stage. First, the applicant must apply for eligibility of a proposed 40B project/site
from a subsidizing agency. Under Chapter 40B, subsidized housing is not limited exclusively to housing
receiving direct public subsidies busalapplies to privatel§inanced projects receiving technical
assistance from the State through its Local Initiative Program (LIP) or through MassHousing (Housing
Starts Program), Federal Home Loan Bank Board (New England Fund), MassDevelopment, and
Massatiusetts Housing Partnership Fund. The subsidizing agency then forwards the application to the
local Board of Selectmen for a-8@y comment period. The Board of Selectmen solicits comments from
Town officials and other boards and based on their reviesvahbsidizing agency typically issues a

project eligibility letter. Alternatively, a developer may approach the Board of Selectmen for their
endorsement of the project, and the Selectmen can submit an application to DHCD for certification
under the Localnitiative Program (for more information see description in Section |.E below).

Changes to 40B regulations expand the items a subsidizing agency must consider when determining site
eligibility including:

1 Information provided by the municipality or othparties regarding municipal actions previously
taken to meet affordable housing needs, including inclusionary zoning,-fanitly districts and
40R overlay zones.
1 Whether the conceptual design is appropriate for the site including building massing,
topography, environmental resources, and integration into existing development patterns.
9 That the land valuation, as included in the pro forma, is consistent with DHCD guidelines
regarding cost examination and limitations on profits and distribution.
f Requiresi K [Lt aA0S FLIWNRGIE LI AOIGA2YA 0SS &
officer.
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review period.

1 Requires that the subsidizing agency provide jayaaf its determination of eligibility to DHCD,
the chief executive officer of the municipality, the ZBA and the applicant.

If there are substantial changes to a project before the ZBA issues its decision, the subsidizing agency
can defer the redeterminaion of site/project eligibility until the ZBA issues its decision unless the chief
executive officer of the municipality or applicant requests otherwise. New 40B regulations provide
greater detail on this reletermination process. Additionally, challexsgto project eligibility

determinations can only be made on the grounds that there has been a substantial change to the
project that affects project eligibility requirements and leaves resolution of the challenge to the
subsidizing agency.

The next stagéen the comprehensive permit process is the application phase includinrggaeng

activities such as adopting rules before the application is submitted, setting a reasonable filing fee,

LINE BARAY3I T2NJ GSOKYAOFf & LISE deledtid) @ahBicakcon3ufiadts, and S & G |
setting forth minimum application submission requirements. Failure to open a public hearing within 30
days of filing an application can result in constructive approval. The public hearing is the most critical
part2 ¥ GKS gK2fS |LILX AOF{GA2Y LINRPOSaaod | SN Aa (KSE
to analyze existing site conditions, advise the ZBA on the capacity of the site to handle the proposed

type of development, and to recommend alternative dimnent designs. Here is where the ZBA gets

the advice of experts on unfamiliar mattegsalled peer review. Consistency of the project with local

needs is the central principle in the review process.

Another important component of the public hearingogess is the project economic analysis that
RSOUSNN¥AYSa 6KSUKSNI O2yRAGAZ2Y&A AYLRASR YR gFA@SH
The burden of proof is on the applicant, who must prove that it is impossible to proceed and still realize

a reasmable return, which cannot be more than 20%. Another part of the public hearing process is the
engineering review. The ZBA directs its consultants to analyze the consistency of the project with local
by-laws and regulations and to examine the feasibiitylternative designs.

Chapter 40B regulatioredsoadd a number of requirements related to the hearing process that include:

1 The hearing is terminated within 180 days of the filing of a complete application unless the
applicant consents to extend.

1 Allows communities already considering three (3) or more comprehensive permit applications to
stay a hearing on additional applications if the total units under consideration meet the
definition of a large project (larger of 300 units or 2% of housingmeonities with 7,500
housing units as of the latest Census, 250 units in communities with 5,001 to 7,499 total units,
200 units in communities with 2,500 to 5,000 units, and 150 units or 10% of housing in
communities with less than 2,500 units).

1 Local bards can adopt local rules for the conduct of their hearings, but they must obtain an
opinion from DHCD that there rules are consistent with Chapter 40B.

T [20Ff o621 NRa&a Olyy20G AYLRaS dadzyNBlFaz2ylroftS 2N
applicant and canot require an applicant to pay legal fees for general representation of the ZBA
or other boards. The new requirements go into the basis of the fees in more detail, but as a
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general rule the ZBA may not assess any fee greater than the amount that raight b
appropriated from town or city funds to review a project of a similar type and scale.
9 An applicant can appeal the selection of a consultant within 20 days of the selection on the
grounds that the consultant has a conflict of interest or lacks minimegpired qualifications.
{LISOATASE YR ftAYAla GKS OANDdzvyaidl yOSa dzy RSN
B2y Ay3d 6l AGSNAR NBE 2yfteé& NBIdZANBR dzyRSNJ al a 2
requirements.
f C2NDPARA %.! Qa TNRY evixteddm the/pijedddigbiity ieduidesfiénts arK I {
that would require the project to provide more affordable units than the minimum threshold
required by DHCD guidelines.
g {GlrdsSa GKFG %. 1 Qa OFyy2i RSfl& 2N P&yhas 'y | LI
not been obtained.
1 Adds new language regarding what constitutes an uneconomic condition including requiring
applicants to pay for ofite public infrastructure or improvements if they involve fésting
conditions, are not usually imposed onaubsidized housing or are disproportionate to the
impacts of the proposed development or require a reduction in the number of units other than
on a basis of legitimate local concerns (health, safety, environment, design, etc.). Also states
that a conditon shall not be considered uneconomic if it would remove or modify a proposed
nonresidential element of a project that is not allowed by right.

= =

After the public hearing is closed, the ZBA mustaside at least two sessions for deliberations within
40 days of the close of the hearing. These deliberations can result in either approval, approval with
conditions, or denial.

Subsidizing agencies are required to issue final project eligibility approvals following approval of the
comprehensive permit recoimfning project eligibility, including financial feasibility, and approving the
proposed use restriction and finding that the applicant has committed to complying with cost

examination requirements. New Chapter 40B regulations set forth the basic paranf@témsuring that
LINEFAG fTAYAGLIGAZ2Y A FNB SYyF2NOSRI gKAES SIF@Ay3a (|
agency in accordance with DHCD guidelines. The applicant or subsequent developer must submit a
detailed financial statement, prepatleby a certified public accountant, to the subsidizing agency in a

form and upon a schedule determined by the DHCD guidelines.

If the process heads into the third stagé¢he appeals processthe burden is on the ZBA to

demonstrate that the denial is cerstent with local needs, meaning the public health and safety and
environmental concerns outweigh the regional need for housing. If a local ZBA denies the permit, a

state Housing Appeals Committee (HAC) can overrule the local decision if less thanil8%of f 2 OF f A (i
year round housing stock has been subsidized for households earning less than 80% of median income,

if the locality cannot demonstrate health and safety reasons for the denial that cannot be mitigated, or

if the community has not met hougirproduction goals based on an approved plan or other statutory

minima listed above. The HAC has upheld the developer in the vast majority of the cases, but in most
instances promotes negotiation and compromise between the developer and locality.30yiesr

history, only a handful of denials have been upheld on appeal. The HAC cannot issue a permit, but may
only order the ZBA to issue one. Also, any aggrieved person, except the applicant, may appeal to the
Superior Court or Land Court, buteven forazil §t SNE > SadlF of AaKAy3 aadl yRAYy
Appeals from approvals are often filed to force a delay in commencing a project, but the appeal must
RSY2Y&AGNI GS 64t St SNNENE Ay G(KS RSOA&AAZY 2F (K¢
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B. Housing Production Requlatns

As part of the Chapter 40B comprehensive permit regulations, the Massachusetts Department of
Housing and Community Development (DHCD) is administering the Housing Production Program in
accordance with regulations that enable cities and towns to ddalewing:

1 Prepare and adopt an Housing Production Plan that demonstrates production of an increase of
.05% over one year or 1.0% over tyears of its yearound housing stock eligible for inclusion
in the Subsidized Housing Inventoty (nits and34 units, respectively, fo€Chathamfor
approvalby DHCD?

1 Requestertificationof compliance with the plan by demonstrating production of at least the
number of units indicated above.

9 Through local ZBA action, deny a comprehensive permit application dagragetiod of
certified compliance, which is 12 months following submission of the certification
documentation to DHCD, or 24 months if the 1.0% threshold is met.

For the plan to be acceptable to DHCD it must meet the following requirements:

1 Include a comrehensive housing needs assessment to establish the context for municipal
action based on the most recent census data. The assessment must include a discussion of
municipal infrastructure based on future planned improvements.
Address a mix of housing cgistent with identified needs and market conditions.
Address the following strategies including
Identification of geographic areas in which land use regulations will be modified to
accomplish affordable housing production goals.
Identification of specifi sites on which comprehensive permit applications will be
encouraged.
Preferable characteristics of residential development such as infill housing, clustered areas,
and compact development.
Municipally owned parcels for which development proposals wikdngght.
Participation in regional collaborations addressing housing development.

= =

The Board of Selectmen and Planning Board must adopt plans, and the term of an approved plan is five
(5) years.

C. Chapter 40R/40S

In 2004, the State Legislature approvedeav zoning tool for communities in recognition that escalating
housing prices, now beyond the reach of increasing numbers of state residents, are causing graduates
from area institutions of higher learning to relocate to other areas of the country irckedrgreater

affordability. The Commonwealth Housing Task Force, in concert with other organizations and

institutions, developed a series of recommendations, most of which were enacted by the State

Legislature as Chapter 40R of the Massachusetts Gdrena. The key components of these

NE3dzA F GA2ya INB GKFIG adGKS adl S LINPGARS FTAYIFYOAL
Smart Growth Overlay Zoning Districts that allow the building of siiagidy homes on smaller lots and

50 Massachusetts General Law Chapter 40B,GBR 31.07 (1)(i).
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the constructon of apartments for families at all income levels, and the state increase its commitment
G2 FdzyR ' F¥F2NRIFIO6tS K2dzaAy3a F2!NJ FIFLYATfASE 2F 26 |

¢KS adlddziS RSTAYSa nnw Fa aF LINARYyOALX SncreaBest I Yy R
the availability of affordable housing by creating a range of housing opportunities in neighborhoods,

takes advantage of compact design, fosters distinctive and attractive communities, preserves opens

space, farmland, natural beauty and critiealvironmental areas, strengthens existing communities,

provides a variety of transportation choices, makes development decisions predictable, fair and cost
STFTFSOGADS YR SyO2dzN} 3Sa O02YYdzyAdGe | yR %&Thé | SK2f F
key components of 40R include:

1 Allows local option to adopt Overlay Districts near transit, areas of concentrated development,
commercial districts, rural village districts, and other suitable locations;

£ f 2 goBNIGI KAl ¢ NB & A RSY G Antuf allBvaideSdenditier Sy i 2 F YA YA
Provides that 20% of the units be affordable;

Promotes mixeeuse and infill development;

Provides two types of payments to municipalities; and

Encourages open space and protects historic districts.

=A =4 =4 =4 =4

The incentives prescribed by tiask Force and passed by the Legislature include an incentive
payment upon the passage of the Overlay District based on the number of projected housing
units as follows:

Incentive Payments

Incentive Units Payments
Up to 20 $10,000
21-100 $75,000
101-200 $200,000
210500 $350,000
501 or more $600,000

There are also density bonus payments of $3,000 for each residential unit issued a building permit. To

be eligible for these incentives the Overlay Districts need to allow miseddevelopment and deities

of 20 units per acre for apartment buildings, 12 units per acre for two and #fanedly homes, and at

least eight units per acre for singleamily homes. Communities with populations of less than 10,000

residents are eligible for a waiver of thedensity requirements, however significant hardship must be
demonstrated. The Zoning Districts would also encourage housing development on vacant infill lots and

in underutilized nonresidential buildings. The Task Force emphasizes that Planning Boiatds;oumtd

prepare the Zoning District bylaw (ordinance) for Town Meeting (City Council) enactment, would be
GrofS G2 SyadaNB (GKFd 6KFG A& odaAtld Ay GKS 5Aa&aidNd
AYYSRAFGS yYyBA3IK0oO2NK22RDE

The principal beefits of 40R include:

519 RgF NR / FNXFYZ . FNNE . fdzSad2ySz YR 9fSIFy2NI 2KAGS F2NJ ¢KS
{YFNI DNRgGK yR 902y2YA0 580St2LISyidyY 9ESOdziAGS {dzYYl NB¢ X
52 Massachusetts General Law, ChaptéR, Section 11.

8!l 1 2dZAAY3 {iNrGS3Ie F2NJ{YINI DNRBgUK FYR 902y2YAO0 58@Sf2LJ
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1 Allows communities to address housing needs;

1 Allows communities to direct growth;

1 Can help communities meet planned production goals and 10% threshold under Chapter 40B;
1 Can help identify prefrred locations for 40B developments; and

i State incentive payments.

The formal steps involved in creating Overlay Districts are as follows:

1 The Town holds a public hearing as to whether to adopt an Overlay District per the
requirements of 40R;

The Town pplies to DHCD prior to adopting the new zoning;

DHCD reviews the application and issues a Letter of Eligibility if the new zoning satisfies the
requirements of 40R;

1 The Town adopts the new zoning through a #thads vote of Town Meeting subject to any
modifications required by DHCD;

The Town submits evidence of approval to DHCD upon the adoption of the new zoning; and
DHCD issues a letter of approval, which indicates the number of incentive units and the amount
of payment.

1
)l

= =4

The state recently enacted Chlap40S under the Massachusetts General Law that provides additional
benefits through insurance to towns that build affordable housing under 40R that they would not be
saddled with the extra school costs caused by schgeld children who might move intbis new

housing. This funding was initially included as part of 40R but was eliminated during the final stages of
approval. In effect, 40S is a complimentary insurance plan for communities concerned about the
impacts of a possible net increase in schamsts due to new housing development.

D. Local Initiative Program (LIP) Guidelines

The Local Initiative Program (LIP) is a technical assistance subsidy program to facilitate Chapter 40B
developments and locally produced affordable units. The generainaments of LIP include insuring

that projects are consistent with sustainable or smart growth development principles as well as local
housing needs. LIP recognizes that there is a critical need for all types of housing but encourages family
and special eeds housing in particular. Agestricted housing (over 55) is allowed but the locality must
demonstrate actual need and marketability. DHCD has the discretion to withhold approvat of age
restricted housing if other such housing units within the comrtyuréemain unbuilt or unsold or if the
agerestricted units are unresponsive to the need for family housing within the context of other recent
local housing efforts.

There are two types of LIP projects, those using the comprehensive permit process,ctiliedo
GFNASYRtE&@¢ nn. Qasx FyR [20Ft ' QlGA2y !'yAGaxr dzyiida
inclusionary zoning, Community Preservation funding, other regulatory requirements, etc.

Specific LIP requirements include the followingchtegory:
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Income and Assets

1 Must be affordable to those earning at or below 80% of area median income adjusted by family
size and annually by HUD. Applicants for affordable units must meet the program income limits
in effect at the time they apply fahe unit and must continue to meet income limits in effect
when they actually purchase a unit.

1 For homeownership units, the household may not have owned a home within the past three
years exceptforaghlB 4 4 NA OG SR a2@SNJ) ppé Kz2dzaAy3Io

1 For homeownership pregts, assets may not be greater than $75,000 except foresfeicted
housing where the net equity from the ownership of a previous house cannot be more than
$200,000.

1 Income and asset limits determine eligibility for lottery participation.

Allowable Sats Prices and Rerfts

1 Rents are calculated at what is affordable to a household earning 80% of area median income
adjusted for family size, assuming they pay no more than 30% of their income on housing.
Housing costs include rent and payments for heat,vaater, cooking fuel, and electric. If there
is no municipal trash collection a trash removal allowance should be included. If utilities are
aSLI NI GStfte YSGSNBR IyR LI@&8SR o0é& (GKS GSylyazx
allowance. Indiate on the DHCD application whether the proposed rent has been determined
with the use of utility allowances for some or all utilities.

9 Sales prices of LIP units are set so a household earning 70% of area median income would have
to pay no more than 30% dieir income for housing. Housing costs include mortgage principal
and interest on a 3@ear fixed term mortgage at 95% of purchase price, property taxes, condo
fees®, private mortgage insurance (if putting less than 20% of purchase price down), amd haza
insurance.

1 The initial maximum sales price or rent is calculated as affordable to a household with a number
of household members equal to the number of bedrooms plus one (for example-badmom
unit would be priced based on what a threerson housebld could afford).

Allowable Financing and Costs

T 1tt2glo0ftS RSOSEt2LIVSyid O2ada AyOfdRS GKS al &
at the time of application for a project eligibility letter (initial application to DHCD). Carrying
costs (i.e, property taxes, property insurance, interest payments on acquisitions financing, etc.)
Oy 0SS y2 Y2NB (KIYy wm: 2F (0KS ala A&aé¢ YFEN]S
months. Reasonable carrying costs must be verified by the submissionuwheotation not
within the exclusive control of the applicant.

1 Appraisals are required except for small projects of 20 units or less at the request of the Board
of Selectmen where the applicant for the LIP comprehensive permit submits satisfactory
evidenceof value.

1 Profits are limited to no more than 20% of total allowable development costs in homeownership
projects.

54DHCD has an electronic mechanism for calculating maximum sales prices on its welsite mgss.gov/dhcd

55 DHCD will review condo fee estimates and approve a maximum condo fee as part of the calculation of maximum sales price.
The percentage interests assigned to the condo must conform to the approved condo fees and require a lower percentage
interest asgined to the affordable units as opposed to the market rate ones. DHCD must review the Schedule of Beneficial
Interests in the Master Deed to confirm that LIP units have been assigned percentage interests that correspond to the condo
fees.
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T

T

In regard to rental developments, payment of fees and profits are limited to no more than 10%

of total development costs net of profits andefe and any working capital or reserves intended

for property operations. Beginning upon initial occupancy and then proceeding on an annual
oFlarax Fyydadf RAGARSYR RAAGNRAOdziAzya oAttt 0SS
the project. OwndlDa SljdzA & A& GKS RA T FohiNBlye@’d the Suing SSy
of any public equity and secured debt on the property.

For LIP comprehensive permit projects, DHCD requires all developers to post a bond (or a letter

of credity withthe municip f AGe@ G2 3dzZ NI yiSS (GKS RS@St 2 LISND:
satisfactory cost certification upon completion of construction and to have any excess profits,
beyond what is allowed, revert back to the municipality. The bond is discharged after DHCD has
determined that the developer has appropriately complied with the profit limitations.

No third party mortgages are allowed for homeownership units.

Marketing and Outreach

T

)l
1

=a =

Marketing and outreach, including lottery administration must adhere to all Fair Hplesivs

FYR GKS adrdisSQa ! TFANNIFGAGBS CIFANI I 2dzaAy3 al N
LIP requires that the lottery draw and rank households by size.

If there are proportionately less minority applicants in the community preference pool than the
proportion in the regpn, a preliminary lottery must be held to boost, if possible, the proportion

of minority applicants to this regional level.

A maximum of up to 70% of the units may be local preference units for those who have a
connection to the community as defined byetistate under Section III.C of the Comprehensive
Permit Guidelines.

The Marketing Plan must affirmatively provide outreach to area minority communities to notify
them about availability of the unit(s) and must demonstrate the need for local preference as
well as insure that there will be no discriminatory impacts as a result of using local preference
criteria.

Marketing materials must be available/application process open for a period of at least 60 days.
Marketing should begin about six (6) months befooewupancy.

Lottery must be held unless there are no more qualified applicants than units available.

Regulatory Requirements

T
)l

= =

The affordable unit design, type, size, etc. must be the same as the market units and dispersed
throughout the development.

Units developed through LIP as affordable must be undistinguishable from market units as
viewed from the exterior (unless the project has a DHpproved alternative development

plan that is only granted under exceptional circumstances) and contain completeféuitiges.

For over 55 projects, only one household member must be 55 or older.

| 2dz2aSK2f R aAl S NBflGA2yaKAL) (G2 dzyAld aAl S Aa
oneci.e., a fourperson household in a threlkedroom unit (important also for ¢eulating

purchase prices of the affordable units for which LIP has a formula as noted above).

Must have deed restrictions in effect in perpetuity unless the applicant or municipality can
justify a shorter term to DHCD.

All affordable units for families nsi1have at least two or more bedrooms and meet state

sanitary codes and these minimum requiremeqts
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1 bedroomg 700 square feet/1 bath
2 bedroomg; 900 square feet/1 bath
3 bedroomg; 1,200 square feet/ 1 ¥z baths
4 bedroomg; 1,400 square feet/2 baths

Appraisals may take into account the probability of obtaining a variance, special permit or other
zoning relief but must exclude any value relating to the possible issuance of a comprehensive
permit.

The process that is required for using LIP for 40Bldpweentscd T NA Sy Rf € ¢ O2 YLINBKSy a
projectsq is largely developer driven. It is based on the understanding that the developer and Town are
working together on a project that meets community needs. Minimum requirements include:

T

T

T

AAAAA

Written supportofii KS  Ydzy A OA LI f AGeQa OKAST St SOGSR 27F7F)]
towns, and the local housing partnership, trust or other designated local housing entity, if
applicable. The chief executive officer is in fact required to submit the apiptice@ DHCD.

At least 25% of the units must be affordable and occupied by households earning at or below

80% of area median income or at least 20% of units restricted to households at or below 50% of
area median income.

Affordability restrictions must bin effect in perpetuity, to be monitored by DHCD through a

recorded regulatory agreement.

Project sponsors must prepare and execute an affirmative fair marketing plan that must be
approved by DHCD.

5SSt 2LISNNE LINBPFAGA | NB nmeBs O NAOGSR LISNI / KI LIG

The process that is required for using LIP for 40B developmnqgnt® NA Sy Rf 8¢ O2 YLINBKSyY &
projectsc is as follows:

Application process

T
1
T

Developer meets with Town
Developer and Town agree to proposal
Town chief elected officer submitsagplk G A2y (2 51 /5 gA0K RS@Sft 2LIS

DHCD review involves the consideration of:

)l
1
)l

)l
1
)l

Sustainable development criteria (redevelop first, concentrate development, be fair, restore and
enhance the environment, conserve natural resources, expand housing oppm$,pirovide
transportation choice, increase job opportunities, foster sustainable businesses, and plan
regionally),

Number and type of units,

Pricing of units to be affordable to households earning no more than 70% of area median
income,

Affirmative marleting plan,

Financing, and

Site visit.

DHCD issues site eligibility letter that enables the developer to bring the proposal to the ZBA for
processing the comprehensive permit.
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Zoning Board of Appeals holds hearing

91 Developer and Town sign regulatory agremt to guarantee production of affordable units that
includes the price of units and deed restriction in the case of homeownership and limits on rent
increases if a rental project. The deed restriction limits the profit upon resale and requires that
the units be sold to another buyer meeting affordability criteria.

91 Developer forms a limited dividend corporation that limits profits.
1 The developer and Town sign a regulatory agreement.
Marketing

1 Marketing plan must provide outreach to area minority comntigsi to notify them about
availability of the unit(s).

9 Local preference is limited to those who live/work in the community with a maximum of 70% of
the affordable units.

1 Marketing materials must be available/application process open for a period of atdeakays.

1 Lottery must be held.

DHCD approval must include

1 Marketing plan, lottery application, and lottery explanatory materials

1 Regulatory agreement (DHCD is a signatory)

9 Deed rider (Use standard LIP document)

1 Purchase arrangements for each buyer idahg signed mortgage commitment, signed purchase
FYR atfS FTAINBSYSyid FyR O2yal Ol AYyTF2NXIGAZY 2
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some local action. Following occupancy of the units, a Local Action Units application must be submitted

to DHCD for the units to be counted as affordable. This applicatighis®1 / 5Qa4 ¢S06 aAidSo®

The contact person at DHCOREko Hayashif the LIP staff (phone: 61573-1309; fax: 617
573-1330; emailrieko.hayashi@state.ma.ys

E. MassWorks Infrastructure Program

The MassWdks Infrastructure Program provides a esip shop for municipalities and other eligible
public entities seeking public infrastructure funding to support economic development and job creation.
The Program represents an administrative consolidation obsirdr grant programs:

Public Works Economic Development (PWED)

Community Development Action Grant (CDAG)

Growth Districts Initiative (GDI) Grant Program

Massachusetts Opportunity Relocation and Expansion Program (MORE)
Small Town Rural Assistance Prog(&hRAP)

Transit Oriented Development (TOD) Program

= =4 =4 =8 -8 =9

The MassWorks Infrastructure Program provides asto@ shop for municipalities and other eligible
public entities seeking public infrastructure funding to support:
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Economic development and job creatiand retention
Housing development at density of at least 4 units to the acre (both market and affordable units)
Transportation improvements to enhancing safety in small, rural communities

The MassWorks Infrastructure Program is administered by the Exeddffice of Housing and
Economic Development, in cooperation with the Department of Transportation and Executive Office for
Administration & Finance.

Il SUMMARY OF HOUSING RESOURCES

Those programs that may be most appropriate to development activiGhathamare described below.

A. Technical Assistance

1. Housing Choice Initiative

The state has stated its commitment to producing 135,000 new housing units statewide by 2025 or by
about 17,000 units per year, an ambitious task. To help accompisshitthas created the Housing
Choice Initiative that has three basic components:

1. Legislation
The Baker Administration filed legislation, An Act to Promote Housing Choices, which has been
referred to the House Committee on Ways and Means. The key eleshém bill is to reduce
the required vote from a twdhirds supermajority to a simple majority for certain zoning
changes including:

Chapter 40R

Cluster bylaws

Reductions in parking and dimensional requirements

Transfer of Development Rights/natural oesce protection zoning
Increased density through the Special Permit process
Accessory dwelling units

= =4 =4 =4 -8 =9

2. Capital Grant Funding
Communities can receive a Housing Choice designation that provides exclusive admission to new
Housing Choice Capital Grants as @aeglpriority access to existing grant and capital funding
programs such as MassWorks, Complete Streets, MassDOT projects, and LAND and PARC grants.
To obtain this designation, the community must submit an application that documents the
increase in the tail yearround housing stock from the 2010 census and the cumulative net
increase in yearound units from January 1, 2013 through December 31, 2017. Documentation
will be based on building permit data coming from the Building Department.

3. Technical Assiance Resources
The state has also allocated $2 million in technical assistance grants for planning assistance
through what it is calling the new Planning for Production Program. Support includes:

9 Crafting new zoning to result in new housing productibrotigh Chapter 40A, 40R or a
collaborative Chapter 40B proposal.
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1 Planning and designing public infrastructure projects or enhancements that will
facilitate needed housing growth.

1 Public education initiatives regarding financial feasibility, developmeritimasefit
analysis, local infrastructure needs, and school costs relative to the potential for new
housing growth.

2. Planning Assistance Toward Housing (PATH)

A relatively new statdunded initiative, the Planning Assistance Toward Housing (PATH) iarogra
provides planning assistance to municipalities for housing production. The state has made $600,000 in
planning grants available through the program to support locally initiated planning for municipally
owned sites, changes to land use and zoning, dhdrcstrategies that directly contribute to housing
production.

3. Peerto-Peer Technical Assistance

This state program utilizes the expertise and experience of local officials from one community to provide
assistance to officials in another comparabtanmunity to share skills and knowledge on skHerin

problem solving or technical assistance projects related to community development and capacity
building. Funding is provided through the Community Development Block Grant Program and is limited
to grants of no more than $1,000, providing up to 30 hours of technical assistance.

Applications are accepted on a continuous basis, but funding is limited (contact is Karl McLaurin at

DHCD). To apply, a municipality must provide DHCD with a brief writtenpdiescof the problem or

issue, the technical assistance needed and documentation of a vote of the Board of Selectmen or letter
from the Town Administrator supporting the request for a peer. Communities may propose a local

official from another communityo serve as the peer or ask DHCD for a referral. If DHCD approves the
request and once the peer is recruited, DHCD will enter into a contract for services with the

Ydzy AOA LI f A& o 2 KSy GKS g2NJ] Aa O2YLX Bpiefarc all 2 1 K §
final report, submit it to DHCD, and request reimbursement for the peer.

4, MHP Intensive Community Support Team

The Massachusetts Housing Partnership Fund is a-gublt agency that offers a wide range of

technical and financial resourcts support affordable housing. The Intensive Community Support

Team provides sustained,-itepth assistance to support the development of affordable housing.

Focusing on housing production, the Team helps local advocates move a project from the cdnceptua
phase through construction, bringing expertise and shared lessons from other parts of the state. The

team can also provide guidance on project finance. Those communities, which are interested in this
initiative, should contact the MHP Fund directly foore informationo / 2 y i OG al t Qa [/ 2YY
Housing Initiatives Team at 6B80-9944 ext. 227.)

5. MHP Chapter 40B Technical Assistance Program

Working with DHCD, MHP launched this program in 1999 to provide technical assistance to those
communities needig assistance in reviewing comprehensive permit applications. The Program offers
up to $10,000 in thiregparty technical assistance to enable communities to hire consultants to help them
review Chapter 40B applications. Those communities that are inggestthis initiative should contact

the MHP Fund directly for more information.
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MHP recently announced new guidelines to help cities and towns review housing development
proposals under Chapter 40B including:

9 State housing agencies will now appraise asthblish the land value of 40B sites before issuing
project eligibility letters.

9 State will put standards in place for determining when permit conditions make a 40B
RSOSt 2LIYSyid adzySO2y2YAO¢ @

1 There will be set guidelines on determining relafeafty transactions, i.e., when a developer
may also have a role as contractor or realtor.

9 Advice on how to identify the most important issues early and communicate them to the
developer, how informal work sessions can be effective, and how to make decisions that are
unlikely to be overturned in court.

6/ 2y Gk Ol altQa [/ 2YYdzyA (@& -3B0D94d dxty 227 for yhareiikfdrniiafiod)S a4 ¢ S|

B. Housing Development

While comprehensive permits typically do not involve external public subsidies but use internal
subsidies by which the market units in fact subsidize the affordable ones, communities are finding that
they also require public subsidies to cover the costs of affordable or riretne residential

development and need to access a range of programautjindhe state and federal government and

other financial institutions to accomplish their objectives and meet affordable housing goals. Because
the costs of development are typically significantly higher than the rents or purchase prices that low
and mocdkrate-income tenants can afford, multiple layers of subsidies are often required to fill the gaps.
Sometimes even Chapter 40B developments are finding it useful to apply for external subsidies to
increase the numbers of affordable units, to target unidddwer income or special needs populations,

or to fill gaps that market rates cannot fully cover.

The state requires applicants to submit a One Stop Application for most of its housing subsidy programs
in an effort to standardize the application procegsoss agencies and programs. A Notice of Funding
Availability (NOFA) is issued by the state usually twice annually for its rental programs and
homeownership initiatives. Using the One Stop Application, applicants can apply to several programs
simultaneausly to support the funding needs of a particular project.

1. HOME Program
HUD created the HOME Program in 1990 to provide grants to states, larger cities and consortia of
smaller cities and towns to do the following:

9 Produce rental housing;

1 Provide ehabilitation loans and grants, including lead paint removal and accessibility
modifications, for rental and ownesccupied properties;

1 Offer tenantbased rental assistance (tweear subsidies); and/or

I Assist firsttime homeowners.

Chathamis part of theBarnstable County HOME Consortium administered by the Barnstable County
Department of Human Services and receives funding on an annual basis
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The HOME Program funding is targeted to homebuyers or homeowners earning no more than 80% of
median income antb rental units where at least 90% of the units must be affordable and occupied by
households earning no more than 60% of median income, the balance to those earning within 80% of
median. Moreover, for those rental projects with five or more units, asi@€®% of the units must be
reserved for households earning less than 50% of median income. In addition to income guidelines, the
HOME Program specifies the need for deed restrictions, resale requirements, and maximum sales prices
or rentals.

The HOMIRental Prograns targeted to the acquisition and rehabilitation of mftimily distressed

properties or new construction of muifamily rental housing from five to fifty units. Once again, the
maximum subsidy per project is $750,000 and the maximunsidytper unit in localities that receive

HOME or CDBG funds directly from HUD is $50,000 (these communities should also include a
commitment of local funds in the project). Those communities that do not receive HOME or CDBG funds
directly from HUD can aypfor up to $65,000 per unit. Subsidies are in the form of deferred loans at

0% interest for 30 years. State HOME funding cannot be combined with another state subsidy program
with several exceptions including the Low Income Housing Tax Credits, Hife @NE Mortgage

Program.

2. Community Development Block Grant Program (CDBG)
In addition to funding for the Pedb-Peer Program mentioned in the above section, there are other
housing resources supported by federal CDBG funds that are distribufednyla to Massachusetts.

TheMassachusetts Small Cities Progrdihat has a sefiside of Community Development Block Grant
(CDBG) funds to support a range of eligible activities including housing development. However, at least
70% of the money must pvide benefits to households earning within 80% of median income. This
money is for those nonentitlement localities that do not receive CDBG funds directly from HUD. Funds
are awarded on a competitive basis through Notices of Funding Availability veitifisplue dates or

through applications reviewed on a rolling basis throughout the year, depending on the specific
program. This funding supports a variety of specific programs.

3. Housing Stabilization Fund (HSF)

¢KS adlidsSqa | 2 da(HSFRas gsiablighadiinA1998B ihrbughya HEuSENY Bond bill to
support housing rehabilitation through a variety of housing activities including homeownership (most of
this funding has been allocated for tiiNE Mortgag®rogram) and rental project develogmt. The

state subsequently issued additional bond bills to provide more funding. The HSF Rehabilitation
Initiative is targeted to households with incomes within 80% of median income, with resale or
subsequent tenancy for households within 100% of mediaome. The funds can be used for grants or
loans through state and local agencies, housing authorities and community development corporations
with the ability to subcontract to other entities. The funds have been used to match local HOME
program fundimg, to fund demolition, and to support the acquisition and rehabilitation of affordable
housing. In addition to a program directed to the rehabilitation of abandoned, distressed or foreclosed
properties, the HSF provides funds to municipalities for laatalization programs directed to the

creation or preservation of rental projects. As with HOME, the maximum amount available per project
is $750,000 and the maximum per unit is $65,000 for communities that do not receive HOME or CDBG
funds directly fromHUD, and $50,000 for those that do. Communities can apply for HSF funding
biannually through the One Stop Application.
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4. Low Income Housing Tax Credit Program

The Low Income Housing Tax Credit Prognea® created in 1986 by the Federal Governmentfter

tax credits to investors in housing development projects that include soménosme units. The tax

credit program is often the centerpiece program in any affordable rental project because it brings in
valuable equity funds. Tax credits are eitf@mr4% or 9% of the development or rehab costs for each
affordable unit for a teryear period. The 4% credits have a present value of 30% of the development
costs, except for the costs of land, and the 9% credit have a present value equal to 70%oststud ¢
developing the affordable units, with the exception of land. Both the 4% and 9% credits can be sold to
investors for close to their present values.

The Federal Government limits the 9% credits and consequently there is some competition for them
nevertheless, most tax credit projects in Massachusetts are financed through the 9% credit. Private
investors, such as banks or corporations, purchase the tax credits for about 80 cents on the dollar, and
their money serves as equity in a project, rethg the amount of the debt service and consequently the
rents. The program mandates that at least 20% of the units must be made affordable to households
earning within 50% of median income or 40% of the units must be affordable to households earning up
to 60% of median income. Those projects that receive the 9% tax credits must produce much higher
percentages of affordable units.

The Massachusetts Legislature has enacted a comparable state tax credit program, modeled after the
federal tax credit progam. The One Stop Application is also used to apply for this source of funding.

5. Affordable Housing Trust Fund

The Affordable Housing Trust Fund (AHTF) wablesiad by an act of the State Legislature and is
codified under Chapter 12D of the Massehusetts General Laws. The AHTF operates out of DHCD and
is administered by MassHousing with guidance provided by an Advisory Committee of housing
advocates. The purpose of the fund is to support the creation/preservation of housing that is affordable
to people with incomes that do not exceed 110% of the area median income. The AHTF can be used to
support the acquisition, development and/or preservation of affordable housing units. AHTF assistance
can include:

Deferred payment loans, low/nimterest amortzing loans.

Down payment and closing cost assistance for-fime homebuyers.

Credit enhancements and mortgage insurance guarantees.

Matching funds for municipalities that sponsor affordable housing projects.
Matching funds for employebased housing ahcapital grants for public housing

=2 =4 4 —a 9

Funds can be used to build or renovate new affordable housing, preserve the affordability of subsidized
expiring use housing, and renovate public housing. While the fund has the flexibility of serving
households witincomes up to 110%, preferences for funding will be directed to projects involving the
production of new affordable units for families earning below 80% of median income. The program also
includes a seaside for projects that serve homeless householdhose earning below 30% of median
income. Once again, the One Stop Application is used to apply for funding, typically through the
availability of two funding rounds per year.

6. Housing Innovations Fund (HIF)
The state also administers the Housing Ivatons Fund (HIF) that was created by a 1987 bond bill and
expanded under two subsequent bond bills to provide a 5% deferred loan temudih organizations for
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no more than $500,000 per project or up to 30% of the costs associated with developingiern

forms of housing including limited equity coops, mutual housing, sirmgisn occupancy housing,

special needs housing, transitional housing, domestic violence shelters and congregate housing. At least
25% of the units must be reserved for househadsning less than 80% of median income and another

25% for those earning within 50% of area median income. HIF can also be used with other state subsidy
programs including HOME, HSF and Low Income Housing Tax Credits. The Community Economic
DevelopmentAssistance Corporation (CEDAC) administers this program. Applicants are required to
complete the OneStop Application.

7. CSRSNYXf 12YS [2FYy Iyl .2FNRQa ! FF¥F2NRIofS | 2
Another potential source of funding for both homeownership and atiptrojects is the Federal Home
[2FY .yl . 2FNRQ&a ! F7F2 MR pravides substliestdpyo@ctsttakgBteting: ¥ o ! |

households earning between 50% and 80% of median income, with up to $300,000 available per project.
This funding is directetd filling existing financial gaps in leand moderateincome affordable housing
projects. There are typically two competitive funding rounds per year for this program.

8. MHP Permanent Rental Financing Program

The state also provides several finamcprograms for rental projects through the Massachusetts
Housing Partnership Fund. The Permanent Rental Financing Program providesruorfikedrate
permanent financing for rental projects of five or more units from $100,000 loans to amounts of $2
million. At least 20% of the units must be affordable to households earning less than 50% of median
income or at least 40% of the units must be affordable to households earning less than 60% of median
income or at least 50% of the units must be affordabl@ouseholds earning less than 80% of median
income. MHP also administers the Permanent Pliegram targeted to muliamily housing or SRO
properties with five or more units where at least 20% of the units are affordable to households earning
lesstharp &2 2F YSRAILY AyO0O2YSo ¢ KS LINPINFXYY O2Y0AYySa
deferred loan of up to $40,000 per affordable unit up to a maximum of $500,000 per project. No other
subsidy funds are allowed in this program. The Bridge Financing Profjesimlwidge loans of up to

eight years ranging from $250,000 to $5 million to projects involving Low Income Housing Tax Credits.
Applicants should contact MHP directly to obtain additional information on the program and how to

apply.

9. OneSource Progra

The Massachusetts Housing Investment CorporatidHIC) is a private, ngorofit corporation that

since 1991 has provided financing for affordable housing developments and equity for projects that

involve the federal Low Income Housing Tax Credit ProgtditIC raises money from area banks to

FTdzyR Ada t2Fy L2t FyR Ay@Said Ay GKS GFE ONBRAG:
project must include a significant number of affordable units, such that 20% to 25% of the units are
affordalde to households earning within 80% of median income. Interest rates are typically one point

over prime and there is a 1% commitment fee. MHIC loans range from $250,000 to several million, with

a minimum project size of six units. Financing can be fadabth rental and homeownership projects,

for rehab and new construction, also covering acquisition costs with quickanaumd times for

applications of less than a month (an appralsal is required). The MHIC and MHP work closely together to
coordinatea | L/ Q& O2y aiNXzOGA2y FAY Ll yubthrgugh the DiieBourael t Q& LIS
Program, making their forms compatible and utilizing the same attorneys to expedite and reduce costs
associated with producing affordable housing.
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10. Section 8 Rental Asgance

An important lowincome housing resource is the Section 8 Program that provides rental assistance to

help low- and moderateincome households pay their rent. In addition to the federal Section 8

Program, the state also provides rental subsidiestigh the Massachusetts Rental Voucher Program as

well as three smaller programs directed to those with special needs. These rental subsidy programs are
administered by the state or through local housing authorities and regionajpnafit housing

organiations. Rent subsidies take two basic formesther granted directly to tenants or committed to

specific projects through special Projdxsed rental assistance. Most programs require households to

pay a minimum percentage of their adjusted income iggaly 30%) for housing (rent and utilities) with

GKS 3F2@SNYyYSyid LI eAy3ad GKS RAFFSNBYOS 06Si6SSy (K

11. District Improvement Financing Program (DIF)

The District Improvement Financing Program (DIF) is adn®isl S R 6& G(GKS adl idSQa h¥
Development to enable municipalities to finance public works and infrastructure by pledging future
incremental taxes resulting from growth within a designated area to service financing obligations. This
Program, ircombination with others, can be helpful in developing or redeveloping target areas of a
community, including the promotion of mixagses and smart growth. Municipalities submit a standard
application and follow a prescribed application process directeth&yOffice of Business Development

in coordination with the Economic Assistance Coordinating Council.

12. Urban Center Housing Tax Increment Financing Zone (UIEH

The Urban Center Housing Tax Increment Financing Zone ProgranT (E£)d¢a relativelyew state

initiative designed to give cities and towns the ability to promote residential and commercial
development in commercial centers through tax increment financing that provides a real estate tax
exemption on all or part of the increased value (thd Y ONBYSy (€0 2F (GKS AYLINR O
development must be primarily residential and this program can be combined with grants and loans
from other local, state and federal development programs. An important purpose of the program is to
increase lhe amount of affordable housing for households earning at or below 80% of area median
income and requires that 25% of new housing to be built in the zone be affordable, although the
Department of Housing and Community Development may approve a lessengageenvhere

necessary to insure financial feasibility. In order to take advantage of the program, a municipality needs
to adopt a detailed UCHIF Plan and submit it to DHCD for approval.

13. Community Based Housing Program

The Community Based Housinggam provides loans to nonprofit agencies for the development or
redevelopment of integrated housing for people with disabilities in institutions or nursing facilities or at

risk of institutionalization. The Program provides permanent, deferred payroanslifor a term of 30
8SIFNEX YR /.1 TFdzyRa YlI& O2@SNJ dzLJ 42 pmwr 2F [ |
$750,000 per project.

14. Compact Neighborhoods Program

51 /5 NBOSyifteée Fyy2dzyOSR &/ 2YLJI O brfvesti o2 NK22 Raé
municipalities that adopt zoning districts for working families of all incomes as well as smart growth
development. Similar to 40R, the program requires new zoning that must:

T 1tf26 | YAYAYdzZY ydzYoSNI 2F & F dzi dedbd®, whichysS R dzy A G
generally 1% of the yeaound housing in the community;

Chatham Housing Production Plan Pagell7



1 Allow one or more densities axf-right in the zone of at least eight (8) units per acre on
developable land for mulfiamily housing and at least four (4) units per acre for shfighaily
use;

Provide not less than 10% of units be affordable within projects of more than 12 units; and
Not impose any restrictions to age or other occupancy limitations within the Compact
Neighborhood zone although projects within the zone may be targttdte elderly, persons
with disabilities, etc.

=A =4

Financial assistance through the Priority Development Fund is available to communities that are
adopting Compact Neighborhoods zoning, giving priority to the creation of rugedlevelopment

beyond the bouds of a single project. The state also promotes projects that meet the definition of
smart growth under 40R, encourage housing that is priced to meet the needs of households across a
broad range of incomes and needs.

The process for implementing a Compblieighborhoods Zone includes:

T LRSY(GABNAAKGE DFaS 2N 20SNIte RAAGNAOG o0GKS
1 Request and receive a Letter of Eligibility from DHCD; and
1 Adopt the Compact Neighborhood Zoning.

16. DHCD ProjeeBased Homeownership Program
DHCD recently announced a first round of funding for its Preiected Homeownership Program with
two (2) funding categories:

1 Areas of Opportunity
Funds are being awarded for new construction of family housing projects fotifimst
homebuyers in neighbtwods or communities that provide access to opportunities that include
but are not limited to jobs, transportation, education, and public amenities. The minimum
project size is ten (10 units) for up to $500,000 in funding for a single project and ndtmare
$75,000 per affordable unit. The maximum total development cost for affordable units is
$300,000 and the maximum developer overhead and fee is 15% of total development costs.
Localities must provide matching funds at least equal to the amount dDtH€D subsidy
request.

1 Gateway Cities
A limited amount of funding will be made available to Gateway Cities or other smaller
communities with weldefined Neighborhood Redevelopment Plans for the acquisition and
rehabilitation or new construction of siregfamily or duplex units or triple deckers (rehab only).
The development of single sites is preferred but scattesidée projects are permissible. The
minimum project size is six (6 units) for up to $500,000 in funding for a single project and no
more than $75,000 per affordable unit. The maximum total development cost for affordable
units is $250,000 and the maximum developer overhead and fee is 15% of total development
costs. Localities must provide matching funds at least equal tehaffehe amountof the
DHCD subsidy request.

Sponsors/developers must have hard letters of interest from construction lenders and mortgage loan
originators, follow prescribed design/scope guidelines, submit sound market data at the time- of pre
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